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S R ' INTRODUCTION N o
L E R N : / < . - _
e o y The terribly complex, but critiﬁ ally importamnt, question of the futute ‘ )
‘ fn\\j ” ' of ceutral c¢itles in metropolitan areas may bé the umsclved urban problem in .
N )r' the ‘nation today. Untold houts and dollars have been invested in studies, . - \
R \ | éxperiments and prograxhs seeking some promise of hope for central cities, . L

. rather than despgir. At best, it might be sald that resulta so far have been’
., " idconclusive; at worst, they may be a failure. An example ‘of the frustration

v - - over lack of success is tha wholesale reappraisal now under way by the \federal )
L ‘government of mauy of its urban programs which have aparmed more th}n ithe past “
ok, fmu: daudes. PR ,

e \

e Thc signs of an effott, now, to re~think t.he pmblem are all around us.
Cowa m‘paperq report a variety of proposals, many of them conflicting. ’ "Reduce Cogy
.Y i . tames on spartments.” "Halt apartments,” "Remove dilapidated houses."” ‘'No - .
., . wore demolitions.” "Build woxe for low-income fam! lies." But what 1is nisaing.
L et m 111 theae 1ndividua.1 and specific prmosals, :ls any ¢ 1ear overal‘ strategy. )
Y . Persons rqzading this ‘report doubtiess will have & wide variety of expect= -’ .
stior®,depending upon their experiences ond perceptioms of the problem. Some -

fgX
“;\‘\/ ; ... resders may want recommendations calling for a greater degree of federal assist-
S S0y, anca. Others may ke looking for ways to pevitalize the downtowns. . Others may
A L _see the pro‘blem from che’ standpoint of glving citlzens a greater voice in ur- CyL
: ' 'bam renewal Others may want more facentives to attract private 1nvgstment in
. _ the city. Stiil others may look fm: mcmndmioas on hetter schools or re- "
L du/cing crime. . . PR . v

\ . A ‘
C S 1t may seem presumptuous for a citizen group to suggest it has any kind of -
{ . ( snewer to a problem that has perplexed so meny other more expert committees, in
: . '80_many cities, for s0 long. And we are, im truth, cautious about our proposal. o
It is no comprehens'ive bluaprint for ssviug the central cities. Yet we would - R
" say -we do seec a-promising strategy which has not, so far, been fully tried. \‘ , g

¢ And ve are hopeful about it. o g y . . "
( N N N ' - "
L For the tmth is that t’ne solutions proposed over recent decades have 'been y '
N fheavily oriented to the c.onstructicin of new housing wnits, They have generally . |
; a negleated the maintenance of existing units in existing neighborhoods, although | ,

" most families buy or rent existing housing, not new housing. Moreover, pccordw v |
ing to. the Urban. Instiwte, the disappearance of umits from the existing stock’
1s the largeat single couponent of che detnand for new housing comnstruction. -
DTSN 1{ Wg need a new stz‘ategy, thexefom, m‘hmh fully balances a well-planned .
’ " progrem of re-constvuciion with a. ruch-expanded program of housing meintenance,
. - - And, Just esney construction means the building of emtire aubdivis}ons, rather’

v s ™ than individual housing wmits, we must now think in terms of maintaining sub-
., U divisione, rather than individual housing units. This is; if anything, we be-}-

o o li&ve the central contnbutiqn ot our report. Lo ; " U
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S e T Hiuneapolie and St. Paul are strong resi.dential eities with’ many e'xeellen: E

' ..neighborhoods. Public opinion polls confirm high satisfaction with city living, A /
'~ large supply of sound, moderately-priced housing is present which may be the’ best -
~_ bargain in"the uutrppolitan area for young families. Occupancy turnover rates are -
“ ' lower ‘than .in suburbs; . ‘Lakes, parks, playgrounds, geod schools, higher education

FT; and eultural 1nst1tutions‘ and good public tramsportation are /plentiful

/ ! e ’
s

I i Bt{t despite their strengths, centtal city neighbothoods are plagued by n-
P eertainty about the future-—uneereainty which seriously threatens neighborhood sta- - T
. bilfty, Uncertainty is the product of many factors, including a slow, but seemingly
' ineviteble, decline in housing quality, increasing rental occupancy, difficulties im. !
g b code compl:lance, zoning which may be incompatible with neighborhood desires, reluc-" o
> 1 . tence of private lenders to invest in “questionable" ueighboghoods absence of prompt )
. . %, ' _, governmental assistance where desire to improve property may exist but financial. Ty
Y abili.ty 1s lacking,’ ‘absence _of promotiocnal efforts to help build pride among resi- B
‘ dents and interest on the part of prospective residents of neighborhoods, and an AN
. fe:mensive 1ne£f1c1ent system of. delivery of maintenance services, N
S A I An individual, houae—by-—house trmeuted approach to teducing thia uncer-
NS t:ainty hasn't worked in the past and won't work in the future, /Opetacing by himself, -,
o /the resident has no ability to influence the stability of the neighborhoed. ' In fact,
L& he ﬁmy hesitste to improve his property because of uncertainty as to’ what others will’
e ' ' do. '‘But. the neighborhood is not organized for joint actions. At one time it was e :
single subdivision, but individual lots were sold off, with the contlnutng job of -

VT operatins. maintaining, and marketing the subdivision left to each individual owner/
yL b occupant, ' The subdivision must be reasaembled 80 to speak for its future stabiliti
/% snd for udueing uncettaﬁtty. xLL, N ‘ ) o , N

T /‘ :‘T;»»‘ ! 4. ‘I‘he tremendoue untapped potential whieh joint action):y residents of neigh-

‘borhoods represents to produce confidence in the future must be recognifed. We recomw ' !

‘ ~ uend the establishment of neightiorhood services associations in areas throughout the
N+ 7' eitiesy which would be similar in function to existing associations of residents in /|
R \to@houses ot co-operative aspartments. By working together, residents can (a) get
* " better service, at lower prices; for common maintenance tasks which must be undertaken
. in’all homes, (b). help each other fight neighborhood crime and, in the process, deve~ |
R / lop & he&ghteped sénse of neighborhood security, (c) promote their neighborhood by
_» 1 marketing dwellings for sgle or rent on a basis which stresses the positive qualities
v+, of the entive neighbo‘rhood, not just {ndividual dwellings, (d) agree to common main- .°
: '’ “tenance standards déesigned to upgrade the entire area. (e) undertake almost any pro- "
- ject on & joinc baais for their mutual benef:lt. Jo . ‘ ,

~
!
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.-, Private firms should encourage and support such associations, recognizing
tial which the combined purchasing power of residents represents for new
reas as security systems, advertising

. . . \
khw“”AF
.markets in such .a

o m and selling home
~ physical mainten o

s, and joint

City govemments should recognize the contribution cf neighborhood self-
help efforts as indispensable to long-term health of the city by (a) making technical
_and finenclal assistence available to associations, (b) attaching high priority to .
‘helping low and moderate income families by using community revenue-sharing funds for
. rehab loans and grants where ne{ghborhood self-help efforts are under way, (c) respond- .
ing with capital improvements, consistent with overall city requirements, (d) granting
official recognition to requests for city help which originate in bona fide neighbor-_
. hood self-help associations., In effect, the city would recognize that the larger
. ' community within which en individual dwelling exists has as much interest in keeping
that dwelling in good shape, for the benefit of the larger area, as an apartment owner .

has in keeping each apartwent unit in good shape for the benefit of the entire build-

- 7. ~The State Legislature should assert its interest in long-term maintenance by

- g that mmicipalities in the metropolitan area adopt ordinances which will.
., provide for code complianca inspection of rental property on a regular basis and of
' owner-occupied property when ownership changes. \ ' -

ok k kR

/ 8. Ultimatelty, rebtii\lldi_.ng 1s going to be required, and some parts of the cen-
-tral city are at that stage today. All cities pass through construction-maintenance-

- decline-rebuilding cycles, with a cycle taking 80 to 100 years or longer. '

9; Strictly private rebuilding efforts in the central city will have serious

ations because of (a) difficulty in assembling -adequate-sized parcels, (b) higher

"', , costsiof clearsnce and preparation of land for rebuilding,
" ing "front money" to develop. comprehensive proposals.

ST mte ,
(c) difficulty in attract-

. 10.: City government must see itself in a new role as a key “"developer" in the
\ It cannot simply await the initiative of the private sector. It
should (a) fndicate the types of development and the areas in the city it will be par-’
ticularly. receptive to private redevelopment proposals, (b) organize effective liaison
with private developers, ((c) make availaeble, within carefully-established procedures,

" a set of incentives. The incentives can include making front money available for ,
. certain proposals, assembling land, writing-down the cost of land, and, if proposals
come from limited-dividend corxporations, reducing the property tax burden. - Community
revenue-sharing funds should be used increasingly to finance these incentives. Tax— '

t financing has too many limitations to be the chief long-term 8ource,

. rebuilding process.

'{ncremen
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ﬁ1. Unlike many central cities 1n other metrogolitan areas, Minneapolis and St.
Paul do not fit the stereotype of ‘'decaying’ central citles and actually possess

valuable attributés not duglicated elsewhere in the region =- Despite the relative

concentration of urban problems associated with aging, Minneapolis and St. Paul cannot
be regarded as failing to provide satisfactory enviromments for persons of a wide

‘variety of incomes. We believe that the two central cities today have more strengths ,

than wedknesses. We reached this conclusion for the following reasong:

a. Central city liviggiproduces a high level of satisfaction ~- People who
: reside in central cities like living there and, specifically, like
their own neighborhoods. Two recemt polls conducted by the Metro-Poll

9, 1971, the Metro-Poll reported that 80% of the 600 adults interviewed
throughout the metropolitan area believe their neighborhoods are good
places in which to take walks. The percentage was highest in St. Paul,
86%. In Minneapolis the percentage was 77%; in Hennepin County suburbs,
81%, and in the other suburbs, '79%. On August 3, 1971, the Metro-Poll
reported the results of a 600-adult survey within the city of Minneapolias
. “only. That poll revealed that 807 would rather stay in Minneapolis than
- . move anywhere else and almost as many, 732, would like to remain in the
: same city neighborhood where they now live. )
b. Largg supply of housfgg_is present at reasonable prices --— Minneapolis
'~ and St, Paul are predominantly residential in chavacter. About 64% of
the market value of taxable property in Minneapolis and 66% in St, Paul
18 residential, according to assessor's offices. About 75% of the land
~  area of Mirneapolis which is not tax exempt (that is, ‘excluding parks,
' schools, lakes, roads and so forth) 1s residential, ‘eccording to the city
assessor's office. According to the Metrop>litan Council, about 65% of
the non-tax exempt land in St Paul is residential. N

01der, yet: sound neighbothobds represent an asset to St. Paul and
i Minneapolis which cannot be dunlicatad in most suburbs. /Approximately
- seven out of 10 owner-occupicd twellings 1n the central cites were built
before 1939, according to the 1970 Ceoncus. This older housing includes
the greatest sunply of good shelter in-the $25,000-and-under category -
in the metropolitan area. Such housing is much more within the price
~- range of large numbers of families than, for exanple, newly-built homes
in the suburbs. A recent reporit from the Ha:ro:alltsn Council revealed
that ' 84% of the households in the metrspolitan area 'could not afford in
1971 the average selling price of a newly-built home ($38,556)

" ¢. Substanderd housing 1s a small prrnnr*ion of the tctal -- The vast /
L madars ;ty of housing units in St. P.acl and Mintecpulis are sound and will
) cuispare well with any other part of. the metrOpolltan ar:a. - On a city-
i .+ wide basis, for example, a recent consultant’'s rewc;;z to the Metropol-

itan Council revealed that no more than one in five houeinp units ‘in the

two central cities can be classified as substandard. Moreover, large

sections of both - cities have no more than one in 20 hOusing units
listed as substandard. ' S

W)

" of the Migneapolis Star reveal the strength of this feeling. On November

\
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d. Much of the good housing 1n central cities has been under—occupied and
will increasingly represent an excellient market for younger families--

< Because of the proportionately large number of elderly persons in :
Minneapolis and St. Paul now living in single-family dwellings, much of

- the housing in the two cities currently is under-occupied and will be \
coming on the market in coming years. The 1970 Census revealed a total

. of 32,430 owner-occupied, single-family units in the two central cities

., which were occupied by a head of household who was 65 or older. The

‘ extent of under-utilization of such housing is indicated by the Census,

which revealed that' almost one-half (47.3%) of all owner-occupied housing

in Minneapolie was occupied by no more than two persons. In St. Paul

the percentagp was 41.,0%, and in the suburbs, 24.7% \ :

E \Thus an opportunity 13 present for the central cities to use housing
. stock to attract younger\families who are Iikely to find the size and
’ price of older central city housing very compatible with their needs.‘
. e. ~Stab111ty of older areas is evident == Although probably a partiai result
l of the large number of older persons who may not be inclined to move often,
it still is significant to note that the turnover rates of owner-occupied’
" housing have been less in the central cities than in the suburbs in recent
. years, ‘The 1970 Census revealed that in the period from 1965 to 1970,
the, percentage of units whose owner-occupants renoined the same was K
73 1% 1in Minneapolis ‘and 76.5% in St. Paul., For suburbs the percentage
) ’ ‘ N
Although the turnover rates in rental prcperty are nuch higher than those
for owner-occupied housing, the same relationship existed. During the
1965~1970 period, the percentage of renter-occupied units which did not
change occupants was 23.5%Z in Hinuneapolis, '27.5% in St. Paul, and 15.2%
\ in the suburbs. Based on the number of active neighborhood organizations
T ' in the central cities 1t would appear that people have a much stronger
- . personal identification with their own neighborhoods in the central cities
" than in many 8ubur‘bsn .

'
/

Rare

£f. Older housing_may provide more space and better comstruction —— A*pre--

World War II house in the central cities is likely to provide more’ ‘square
| footage for the dollar than a newer suburban house and also is likely to.
-+ offer certain additicnalbenefits, -such as a large amount of better-

v { quality woodwork, which no lenger can be 1nstalled to such a degree in -
: moderate-priced houses.

g Amenities are readil§ accessible -~ Large residential sections of St.
Paul and Minneapolis are within close proximity to many wholly-public \
lekes and fully-developed parks, playgrounds and golf courses, which few
‘suburban areas can duplicate. Suburban lakeshore will ‘more often be in

v ptivate hands than available to the general public.

h. ;Educational and cultural institutions are abundant—-—~The University of
Minnesota, a large number of private colleges, art institutea, concert
halls, and theaters all are much more accessible to residents within <
Minneapolis and St. Paul than to residents of suburbs. Moreover, these

) insititutions themselves serve as focal points for maintenance and re-
' newal of neighborhoods.




. Publlg,tran~portation is better =- More transit routes, providing more
frequent service, are avallable to central city residents than to sub-
urbanites. Although service improvements are under way in suburbs, such

improvements cannot begin to duplicate that which already is avalilsable in -

the central cities. As the cost of the private car increases in coming
months and years, residential locations In central cities will become
more appealing because of their proximity to 1nexpensive alternatives to }
the private car. : )
J. Central city school resources are larpgely comparable with suburbg -- Con-
‘sidering a variety of measures, such as expenditures per pupil or teacher=-
pupil ratio, central city school systems are not out of line with suburban
\ communities. ¥or example, St. Paul ranked 5th highest and Minneapolis
~ 10th highest amongel9 school districts in the metropolitan area in the
1971-72 school year in operating expenditures per pupil unit which were
financed from state and local revenue sources. When operating expendi-
tures financed from federal revenue sources are added in, St. Paul moves
. to 4th and Minneapolis 5th, according torstatiStics supplied by the Minne~
- sota Department of Education. Central city school systems, too, are tak-
“. ing the lead in providing a variety of educational options through the
Open School and Southeast Alternatives projects.

k. Substantial amount of new construction is occurring in the central cities .
-~ The renewal in both downtowns, the major Cedar-Riverside project, and.
other new construction is evidence of the continuing strength of the cen-
.tral cities, In 1972 about one-fourth of the dollar value of all building
permits in the metropolitan area were issued in Minneapolis and St. Paul,

1. Central cities here are unlike central cities in certain other metrépoli-

- tan areas -- Because Minneapolis and St. Paul are by definition '"central
C cities"”, ‘they frequently may be placed--somewhat inappropriately--in the
same category with certain other central cities across the nation whose \
problems are far more severe than those in Minneapolis and St. Paul. For .
example, Minneapolis and St. Paul have experienced proportionately more
new construction, have propprtionately fewer overcrowded housing units
aad proportionately fewer persons on public assistance than central cities
" - sguch as Chicago, Baltimore St. Louis and Detroit. ‘(See pages 46 and 47
‘ * of the background section for statistical comparisons of Minneapolis and
St. Paul with other central cities.) - . A

2. ﬂ;nneapolis and St. Paul also have had vegg active programs in attacking the
spread of blight in areas of most 08t immediate need and have received national attention
for their efforts -- Over the last 20-25 years, areas of greatest decline in St. Paul
and Minneapolis have received priority attention through the cities' Housing and Rede-
velopment Authorities (HRAs). In the early years of their activity, both HRAs carried
out land clearance and reconstruction of blocks containing the most utterly deterio-
rated structures (for example, the Glenwood and Gateway Center projects in Minneapolis
and the Egstern, Western and Cathedral projects near the State Capitol in St. Paul).

Later, in areas usually adjacent to the redevelopment project areas, the HRAs
moved into efforts aimed at rehab (such as in Harrison and St. Anthony in Minneapolis
and Concord Terrace in St. Paul, although the Concord Terrace project was a combhina-
tion of rehab and rebuilding). The HRAs are continuing this program now in other
neighborhoods, again mainly adjacent to the areas of previous activity (such as the
Near North Side in Minneapolis and the Summit-University area in St. Paul).

-
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. areas of -both central citfes.

A

Approximately 17% of the acreage of Minneapolis and about 11Z in St. Paul has .
been affected in one way or another by these programs including the Model Cities
\z' - . § . L \
Total dollar investment over the years in urban remewal and neighborhaod deve-
lopment program efforts exceeds $215 million in Minneapolis and $;65 million im St,
Paul, with about two-thirds of these costs assumed by the federal government and the

other‘one—third coming\in various forms of local contribution.
o

i

' In february 1971, ‘the Minneapolis HRA was given special recognition by the

9fedaral Department of Housing and Urban Developmeni as the nation's outstanding

urben renewal agency. HUD applauded the Minneapolis HRA's performance, diversity

- of programg and community cooperation. Evidence of the efiectiveness _too, of cho‘

St. Paul HRA is the consistently high level of federal renewal, funding ‘which it has,

- received.. For example, as of December 31, 1971, St. Paul ranked 17th in federal

urban tenewal grants among all cities in the country, far above its population rank-

_ing of 46th.” In a six-state region including Minnesota, St. Paul's grants per cap- t

4

1ta exceed that of five larger cities, \ o
« 3. HRAs can't be expected to be held }eqponoible for continued maintenéaog gj
sound neighborhcods -- HRAs, quite logically, have concentrated their efforts in

" areas of the cities in greatest need. In fact, a finding of biight is usually a

prerequisite before any HRA-type activity can commence la an area. This has meant
starting in the center of the cities with rebuilding snd vehab programs and working

" outward, trying to stop the spreading blight Once the HRA has completed rejuvena-

tion of a neighborhood--such as Harrison or Concord Terrace--the job of keeping the
neighborhood 1n good shapa on a continuing basis rests with the 1nd1vidua1 residents.

In addition the job of keeping a neighborhood in decent shape so that involve-

" ment by the HRA 13 prevented or delayed has been eéntrusted largely to the individual

- "yesidents. It is their job to see that the Decessary maintenance on -a long—term

basis 18 provided.

\\.

&, A pood deal of uncertainty exists aboutithe future ag central city neigh- -

' borhoods, despite the pood base from which to start and the past efforts at attack=-
4ing gligh; -=- Several factors contribute to this uncertainty* T

7
\

a. An individuai resident finds himsfelf deeply affected by neighborhood -
, Eggds but is unable to have en an_effective voice in the decisions which

- affect these trends - A resident or prospective resident of an area
>, - yealizes that long-term stability of that area is dependent upon the

. " actions of others as well as his own, and that his future i{s tied up
with theirs. For example, it would be futile for two or three residents,
in a block to keep their houses painted and their porches repaixed if
the rest of the residents let their properties deteriorate. It is pre-

AN i cisely the uncertainty as to what others in:a neighborhood will or will

. not do that mgkes many raesidents hesitate in taking positive action
i themselvea. oo P B .
Several ‘examp les exist where‘uncertainty can be reducea in one form or
snother, In some casés, such as a townhouse associatiocn, a resident is
legally committed to provide’ ‘financial support for maintemance. ofAcOm-

PN ‘: ' mon property and to abide by common rules relating to normal upkeep and -

repair. 'In other cases, for which many examples exist-in Minneapolis

and St. Paul, informal group pressure may be applied through a voluntary‘:

o association.

;

¢
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- A key finding of a national stndy3 on housing management, conducted by the
Urban Institute, was that attitudinal feelings of pecple toward an area is
‘critical. If they have favorable attitudes they will behave in positive ways
in terms .of upkeep. But if their attitudes are negative, this will be reflec~
ted by negative actions on upkeep, the study revealed, It is doubtful that
positive attitudes can be encouraged in an atmosphere of uncertainty as to -
what neighbors will be doing. P N .

b. Neighborhoods generally are_poor;y organized for maintenance services -—\Main-
~ tenance of older neighborhoods or amy neighborhood, for that matter, means

provision of services: trash vemoval, landscaping, lawn care, exterlor paint-
ing and repair, keeping utilities and appliences in geod working conditiom,
occupancy turnover, and so forth. While individuals may see the importance
of providing such services themselves, it has not been fully appreciated how
' important housing services are to the entire housing industry. The public s
interest in houaing more often than not has concentrated on the physical con-
struction side--whether initial construction or rehabilitation of older struc-

tures. But the maintenance of socund neighborhoods is primsrily a matter of
‘ providing services.

_ But thQ—oyStem for delivering ﬁaintenance services for housing 1s llpenaive,,
inéfficient and, all too often, mot effective enough, Neither the buyers nor
the sellers of such services are organized or integrated at amy scale. The
job is up to each individual occupant——in some cases without so much as a
manual provided explaining what needs to be done. On an individual basis,
‘5 maﬁ& maintenance services can become so expensive that occup&nts will opt to
Iet repairs go zather than incur bills they may not be'able to afford.

Ironically, property values exist by neighborhood, but the preservation of
theue values 1s sought on an individual basis,

e Residents are unable to "gell” gheir ne;gﬁborhoogg when they offer prgpertz

" for sale -- New dwellings in suburbs invariably are sold by advertising the
pttractiveness ‘of -an entire area. A person 1s encouraged to buy so that he
can be near certain parks, streams or lakes, even though his own individual - .
lot may be some distance away. Such sales efforts contribute to an uplifting
. 'of an entire area, and may even serve to increase the value of certain mar-
ginal properties because they are officially listed as part of the désitable
. neishborhood In en older section of 'a central city, such neighborhood iden-
tification may be very strong but cannot be adequately conveyed to potential
buyers under present marketing procedures. Each individual property 1is
offered for sale separately and independently from all others in a neighbor-
hood, despite the fact that a coordinated selling approach would make it
. possible to stress neighborhood amenities, such as nearby lakes and parks.
In the sbsence of conscious efforts to "sell“ the beneficial aspects of amn
_entire neighborhood, it is possible that individual residents of such a neigh-

borhood will be less inclined to adopt positive attitudes toward upkeep of
theit own property. , ]

3

Another "marketing“ problem in central cities is the generally unfavorahle

. {mage of the central city housing conveyed by some real estate brochures which
encourage buyers to look elsehwere, a RN

.dff‘Monez, both in the: grivats magket or in pnblic subsidx, of;en may not be

available for major repairs or for purchase in the areas needing the most
help -~ In meeting with officials of private financial institutions ve were |

\ y L , v ECREN Yoo
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informed of their reluctance to finance major repairs, improvements or the pur-
chase of homes in so-called marginal neighborhoods. 'Such institutions, resp
sible to their investors who want a high yleld, have a variety of opportumities

for lending money and therefore will be reluctant to take high risks. Their ~

reluctance to' further invest in certain neighborhoods is based, among other
things, on high foreclosure rates in such areas in the past. Designation of an
ar2a as a poor risk becomes a self-fulfilling prophecy. As soon as an area is

' o designated, money dries up, and there is-only one direction the neighbothood
- can go. Neighborhoods which may wish to commit themselves to self-improvement -
" have not yet found a way to‘reduce the uncertainty which the investor faces.

N

\"Another problem which contr butes to lack of confidence which residents may \

have in the future is the w thdrawal or suspension of certain public subsidies

" which had been anticipated.| Some neighborhoods have seen their hopes for rehab

loans and grants thwarted by recent changes in federal aid policy, with no
assurance that replacement llars will be made available from community

" revenue-sharing funds. Ny /

i

ualit may be declinin -- Officials of the planning. depart-~
wments from both St, Paul an Minneapolis told us they believe the central cities
had a greater problem with ubstandard housing in 1970 than in 1960. These
wvere admittedly subjective judgments because of the lack of good comparative
data on housing conditions from decade to decade and the difficulty of defining
adequate measurements, The Bureau of the Census discontinued, after the 1960
Census, the practice of classifying housing jas sound, deteriorating, or dila- |
pidated because it could not find adequate measurements for such classifications.
Nevertheless, some rough idda of what has been happening may be obtained by
comparing the 1960 Census data with a consultazt's study for the Metropolitan
Council on housing condition prepared in 1972." The 1972 consultant's study
divided housing condition idto three classes, I, II, III, which may be roughly
comparable to the old census classificatioms. According to the 1960 Census,

83% of the dwelling units 1 Minneapolis were classified as sound, 13%% deteri-

orating, and 3%% dilapidated. The 1972 consultant's study placed 79% of 'the
' Minnespolis dwelling units in class I, 16%Z in class II, and 4%% in class III.

The 1960 Census classified 86%% of the dwelling units in St. Paul as sound,

. 10%% deteriorating, and 3% ilapidated; The 1972 consultant's study placed

87% of the St. Paul dwelli units in class I, 10% in class II, and 3% in class
III. : . .

N

More housing is becoming remter-occupied -- In 1950, 48.3% of the dwelling‘unita
in Minneapolis and 44.9% in St. Paul were renter-occupied. By 197C these per-

“centages had increased to 52.4% in Minneapolis, and 45.5% in St. Paul. Whether L
property is owner-occupied or renter-occupied does not, in and of itself, affect

the condition of housing or a neighborhcod. But we were\told{repeatedly that

for a varlety of reasong——including, simply, the much more rapid occupancy turn-
over in rental versus owner-pccupied housing--maintenance is much more difficult
fn an area with many rental units. This attitude is widespread nationally. An

- article on selecting a neighborhood recently published in a national magazine,

aot simply tolerated

included the flat statement that: "Appraisers tend to agree that when one-
fourth or_more of the houses are rented, a neighborhood is likely to be going
downhill. 5 Not that rental housing should or can be discouraged or lookéd down
upon. Rental housing, on tﬁe contrary, is so important that it must be improved,
\

®
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While the problem of maintenance exists ‘with both owner-occupied and remter-

. occupied property, the motivation to keep property in good ‘repair 1is 1ikely to

differ between the two. : To the homeowner, his property is his major asset. He
probably perceives maintenance as an investment, not an expense. He is concen-
trating on protection of his property values in the long run. The landlord, on
the other hand, wants current cash flow. Most of his expenses, with the excep-
tion of meintenance expense, are fixed. He may be inclined to hold down his
maintansnce expense in order to maximize his cash flow. A landlord, of course, -
may sleo see maintenance as an investment {* he is looking eventually towsrds

~ selling the property at a good price. But -, the future sale potential does

not appesr bright--which may be true with many older dwellings--~he may concen-
trate his efforts on maximizing current cash flow. ~

The ‘trend to renter-occupied unlts may be inevitable, but no way has yet been
found to preserve the quality of the physical structures. Such solutioms will
have to be found if uncertainty about the future of city neighborhoods is to be

re&uond
.‘Code gg!gliance ﬁroﬁr have met with varying de egrees of success -- Is the fall

of 1972 the Minneapolis City Council discontinued a highly controvergial program
of mamdatory code enforcement in areas where residential streets are being paved,
becausa of strong neighborhood opposition., Since then, a voluntary program has
been in effect, with a high degree of success in more stable, owner-occupied .
neighborhoods, but some disappointing results elsewhere. For example, in a re-
cent month, only 12 owners out of a total of 379 owners in predominantly owner-

- oeccupied neighborhoods denied access to a code imspector. At the same time, -in.

a neighborhood with a high degree of rental occupancy, some 27 out of 36 owners
deniod access to the inspector.

1t hao been difficult, in declining areas, to enact‘hold-the-line measures

which, while not necessarily bringing dwellings up to code would at least keep
them from further going downhill, .

Anothet problem in code compliance relates to the elderly homeowner on a fixed

‘\_1ncome who cennot afford to make the necessary repairs, even though he has a

h.

substantial amount of financial equity in the property. No way has been devised

to permit him to use that equity to help finance rapairs while not forcing him
to live elsewhere.

7 g

ometiggs owners can't be located and be held 'responsible gor maintenance -~ A
city needs the ability to move quickly agalnst certain properties. 'But uader

" present laws, it may be impossible to trace the owner of certain dwellings, par-

ticularly if they are vacant. Building inspectors told us that, to avoid pay-
ment of board-up fees, for example, the owner of a vacant building will say he
has .sold his property to someone else, But he is not required to offic¢ially

record such a "sale", and, invarfably, he will "buy" the property back as soon
as the inspector leaves.\ A continued inabflity to enforce laws against vacant

' property camnot help but have a negative effect on the remaining residents in

an area. Some evidence that the vacancy problem may be on the upswing appeared
in a recent newspaper article drawing attention to an unusually large number of

recently-vacated houges in some Minneapolis neighborhoods.G‘

1.

onigg which is incgggatib}e with desired land use may groduce uncertainty -- In

the 1920s, large sections of Minneapolis were zoned for much higher density than
exists today or is likely to exist in coming years. A Metropolitan Council pro-
jection of Minneapolis population to the year 2000 is 460,000, an increase of
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26,000 over 1970. A projection by the Minnesota Department of Health
- shows a decrease in Minneapolis population to the year 2000. The reten-
tion of certain high-density zoning classification in some areas which
are of much lower density today perpetuates uncertainty as to what will
heppen to a neighborhood in the future. A resident of a single-family .
- dwelling adjoining another single-family dwelling in an area zoned for
apartments has no guarantee that an apartment building, for example,
won't be located right next door to him., Such uncertainty undoubtedly
acts as a constraint on the interest which residents have in maintaining
and upgrading their own property.

5, Uncertaigtz‘is present, too, 1n:the kind and,éxtent of~;gbuilding which 1is
and will be taking place in the ci because of the "atmogphere” in which such re-

building 1s occurring -- We do not hesitate to discuss rebuilding as well as mainte-
nance because ve have come to see that central cities, indeed, all cities, are pass-
ing through construction-maintenance—decline-tebuilding cycles. Areas of a city may
be at different points in a cycle at any time. A cycle may take 80 to 100 years or

longer, but it will occur. We have identified a number of problems which relate to
uncertainty in the rebuilding portion of the cycle:

a., Developers find fit difficult to go beyond the ™ arcel»byfng;cel“ rebuild-

ing- approach, which does not impxove the overall quality of a neighbor-
hood or the community -- Rebuilding is occutttng, continually, with pri-
vate initiative, in many locations throughout Minneapolis and St. Paul °
‘without disturbing the basic street-alley-40-foot-lot subdivision frame-
work which was laid out before the turn of the century. Thus, for exam-
ple, a new, ll-unit frame apartment building may be built in the middle
of a block and be surrounded by old, but still serviceable, single-family
dwellings and duplexes. That single act probably sets the pattern for
rebuilding of the entire area in an unplanned, unimaginative fashion = .
" which never will be fully competitive with larger, better-planned deve-
.~ lopment in suburbs.

It would be ebsolutely unthinkable for a new suburb to divide up all the
land in the ‘community into small lots, build the streets and alleys in a
grid pattern, and then wait for each 1nd1v1dua1 lot to be purchased and
. built upon by a different builder. But this 1s what is occurring in the
- central cities. o ’ \

Generelly,za quality rebuilding project requires the acquieition of seve-
ral acres in one tract. But, for several reasons, this is very difficult
to accomplish in the central city ‘ .

-#Process of nging property from several diffetent owners 1s is lengthy

and wncertain -~ A private developer acting on his own n in the central
city probably will find 1t necessary to negotiate with several pro-
\ perty owners, even if only a relatively small amount of land is being
. ~ acquired. In contrast, a developer of raw land in the suburbs may
.  mneed to deal with only one property owner, perhaps a farmer or a
- speculator who purchased land from a farmer. Some idea of the effort
required to assemble land within’ the city is evident in the Nicollet-
Lake and Loring-Nicollet Development District projects in Minneapolis.
'The development districts became possible under a 1971 state law
N ~ which enables the city, on a limited basis, to purchase, clear and re-
sell ‘the 1land for private re-development, using increased taxes
paid by ‘the new development to finance the costs of write-down of

¢ t
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the lend to the new development. If a private developer, rather than the //{U

- City of Minneapolis, were acquiring property for Nicollet—Lake,,he would
have to negotiate with 67 different owners for only 32 acres. “r, in the
case of Loring-Nicollet, 59 different owners on 26 acres. -

Further, in the central city a private\déveIOpér may see his overall plan ]
thwarted by some owners who refuse to sell, while the owner of rew land is
Bote likely to be lqpking for buyers. /

v-Buildings must_be cleated -- A central city developer first has to vemove -
‘present structures ; and prepare the land for rebuilding, which may meke his N
land costs relatively more expensive than if he were~work1ng with raw land <!
. in the first place. _ - Y :
- ~=~Residents may have to be relocated — Buildings on land usually mesns peo-

. ‘ple are living there, which in turn means other places must be found for
them to live--another obstacle for central city redevelopment, particularly
with the high costs coming to be associated with providing relocation bene~
fits. A private developer operating wholly in the private market without i

' governmental essistance does not have to provide additional relocstion pay- .

- ments. But because governmental assistance in some form is 1likely to be
required in the' acquisition of any large tract, relocation payments are. /
likely to become a moye common part of the additional costs of rebuilding
in the central city. Federal rslocation ghidelines, which permit up to 5
$15,000 in addition to the selling price to enable a resident to find equi-
valent housing elsewhere, have been adopted by state law to apply to acqui-
dition by any public‘body in the state, even if federal funds are not in- |
volved. Relocation payments in the Nicollet-Lake Development District are
estinmated to be $600,000 and in Loring-Nicollet, $3,600,000. . A

N

Process of obtaining governmentsl approval may be lengthg -- Whether it 18 o !
a real or an 1maglned cbstacle, a developer may be more attracted to a sub-
urban lecation because he expects to obtain the necessary permits without
undue delay. In many cases, however, he may find as many, if ﬁot more, ob-
.stacles in_ the suburbs.

Of course, a develbper g decision on whether €0, undertake a rebuilding pro-
ject in the central city or elsewhere depends on a great many factors be~
sides land costs, such as the dynamics of the market. If no market is anti- |
cipated, & developer will not proceed, even if land is made available at no - oo

L

b. P;gsent efﬁorts to _provide fund_gg_sources to finance w;ite-down of central
/ city land costs are limited in application -- A popular effort now being em-
~ ployed to finance the costs of acquiring, cleariné and preparing central city
Iand for redevelopment is that of tax increment financing, which utilizes the
increase in taxes paid by the new development over, the old as the source of
.funda.\ o ‘ N . !

N

But ‘such an apptoach%lh extremely limited in its applihability because: .
b --Projects will only be “salable" if property taxes ot the new devalopment f ,
substantially exceed that on the old, which is not likely to be the case. !
. {a many areas which need,redevelopment or for areas suitable for low-density
-, rather than high-density residential projects.

N\
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~-Other governumental units besides the city will object to extensive
X ~use of tax increment financing because 1t will reduce their own pro-
perty tax revenue. '
/ ) ﬁﬁ\
~==]t 18 an indirect approach’ to financing the write-down because no
direct appropriation is made. Consequently. it 1is: not,immediately -
clear who is bearing the cost. Since the increase in property taxes
from the new development is not aveilable to support other community.
services, the taxes on other property in the community are higher
than they would otherwise be. On the other hand, it is possible
that the new development would not have taken place in the community
without the subsidy via tax increment financing.

,;c. Obstacles exist to preparing comprehensive propogg}s~ﬁbrA§ua11cz,rebuild~
ing on larpe tracts in central cities -~ The creation of a pleasing envi-

o~ 7:,_ ‘" yonment, such as the Cedar-Riverside project, requires--initially--the

\ preparation of a detailed plan, covering such aspects as financing and
matketing, in order to attract the needed capital to undertake comstruc~ -

L o tion. In the absence of such detailed plans, major rebuilding projects
o . never get going. Unfortunately, in many cases, a single investor or i
v developer is unwilling to provide the needed "front money" for such plans .

because of the risk involved, o

d. The relationship between central city and metropolitan area development
~ is _not clear -~ We reject the hole-in-the~doughnut concept of metropoli-
. tan growth, in which growth occurs everywhere except in the middle. But
we fear somewhat of an implicit acceptance of this concept in the absence
.~ ' of comscious public policies to the contrary. The central cities are, of
-, ' course, an integral part of a larger market which includes the entire
V Twin Cities metropolitan commumity. The kind and amount of rebuilding
which takes place in the central cities will relate, inevitably, to what
happens elsevhere in the region. For example, the potential market for
new housing in the cities depends to some extent upon governmental pdii—
¢ 'cles which serve to encourage more housing in the suburbs. ,

The central cities need better guidelines as to the kind of development
which they realistically cam expect and should work for. As far as we
) could determine, such issues have not yet been fully addressed in the
i  Development Guide of the Metropolitan Council, /
. " ,\;\\

6. The central cities are at a turning point. Action is needed now -~ The con-
sequences of continuing uncertainty can only have a negative effect on Minneapolis and
St, Paul, Today the cities still can build from strength. Good opportunities exist
to keep neighborhoods stable and to make rebuilding occur in a ifashion which upgrades
the entire metropolitan area. Five or ten years from now may be too 1ata. Our major
conclusions:

- 8. Maintenance of strong ueighbothodds requires working from stremgth, not -
AT just concentrating on areas of decline -- A high level of public atten-
. - tion and investment will continue to be required in portions of the city
where decline is clearly evident. But such a program, by itself, will
_ not be enough. A new emphasis, complementary to the traditional, must be.

o " added. It must be addressed to mefighborhoods which are without visible

problems as well as those where some improvements may be required‘ To °
\ put it another way: the traditional concept of saving neighborhoods by
‘ concentrating first on the areas in greatest need of attention in the

0 .
\\
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{( , ' . center and working outward should be balanced by a new effort which -

starts in the stronger areas towards the outside and works inward.

‘b, A vastly-improved program of delivering malntenance services housin
is needed if still-sound neighborhocods are to be preserved -- A neigh-
> . B ‘borhood which fails to give adequate attention to essential maintenance
- . services, such as on-going upkeep and repair, will find itself going
O downhill too soon and ' at a much more rapid rate than otherwise would be
;o , the case. Maintenance cannot be taken for granted or be thought of as
Lo o an optional feature, It is essential that it be at the cemter of any-
' '“stratagy of neighborhood preservation.

: e. If maintenance is to be effective, it must be carried out on a scale
| much _broader then each individual dwelling -- If the responsibility for
' : --paintenance servirks rests only upon each individual resident, the sta-
_ bility of the entire neighborhood 1s placed in jeopardy. Residents who,
: individually, do not keep up their property, are imposing their vill\on

y; ' - all other residents of the neighborhood. Effective delivery of maintén~ -

ance services in a neighborhood requires scale--for costs to be reason-
sble, coverage to be broad enough, and perfermance to be adequate. Tra-~
( gically, today, some maintenance services may be skipped or inadequately
.performed because of high costs of ths fragmented delivery system, which
only can lead to more serious problewms in the long run, for the indivi-
\duai resldent and his neighbora.

~ the private sector -- Housing always has been primarily a private sector
. responsibility, notwithstanding the governmental role in grants, insur-
.+ ' . soce and loans. However, private sector involvement has been heavy on
B / the construction side and light on the services side, as if the provision
of adequate housing involved only physical improvements. Now, with a new
emphasis called for on large-scale maintenance services, the private sec-
tor is challenged to respond.

“ N ’ /

.. @. City government's role must be placed in a nev perspective -~ The conser-

. vation of stable central neighborhoods is too critical to the overall
L, bealth of the city to be left solely to individual residents, with no
city involvement. By the same token, in those areas of the eity requir-
- jng rebuilding, city government must play & far more aggressive role if
quality\rebuilding jobs are to be accomplished. City government must now
. stand ready to assist neighborhood residents in improved maintenance ser-
vices and to assist private developers im rebuilding efforts.

’

FﬂOTNOTES TO FINDINGS AND CONCLUSIONS
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govermmental as well as governmental bodies.
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ERTEPE R S PREFACE TO THE RECOWIENDATIONS - e

It would have been much simpler 1£ we could have addressed our recommend-
ations to only one body or agency. But the subject matter precludes such a
possibility.
This should come as no
euarise because issues involving the future of centtal city neighborhoqu are
complex and varied. , \ \ ~

Recommendations are addressed to 1ndividuals, neighborhood organizationa
churches and other institutions, private firms engaged in delivery of housing
services, developers city councils, and the State Legislature. In the fall of
1972 the Citizens League Board of Directors adopted a new policy which
specifically authorized League committees to address recommendations to non-
Traditioually the League's .
emphasis had been primarily in the govermmental sphere. Consistent with the’

_ new poli&y, this report envisions a major role for the private sector. -

~ i N -
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‘This report covers issues which apply directly to many organiza- )
" tions and individuals, both public and private.
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| RECOMMENDATIONS L .

‘', A, Maintenance and rehab o R . N

w P

o ‘1. Maintain ggd rehsb ne kghborhoodsi_nat 1ndividual dwellings -- We r-commend
» that private and publicly-stimulated and assisted maintenance and tehab efforts be

~ undertaken on a meighborhood 8csle, not an individual dwelling-by-dwelling epproach.

This ahouldrbc sn overall strategy to be employed by the Legislatuve, city councils

of Minneapoiis and St. Paul and other communities, by other policy makers, by aoighn,f,j
borhood rnsidentn and by private’ suppliers of maintenance services. '

IR

r

\

“‘\ This meana for example, that loaus and gxants for rehab, -tax creditn ot other

" ' incentives which might be established to encourage pexrsons to maintain. and {mprove -

their pt0perty would be undertaken as part of strategies t¢ maintsip and upgrade
. - entire neighborhoods. Efforts which emphasfze the neighborhood spyroach, ratber then
.o dealing with fndividual properties on a random basis, are more likely to produce a

- feeling of confidence in the future and, thereby, be move likely to attract privato

and public {investment, y Ty ) o

{ \ ’ o ' o !

) Our recammendations below are designed to be ccnsistent with the neighborhood
,‘approach.~ A P ‘ e o

~

I 3 ! ¢ N
. .

. &, EHstablish private, non—ptofitl \ighborhoa& services association§\¥;'ﬂe ,
- . ‘recommend that major efforts begin izmediately in St. Paul end Minneapo-

Y o 1is 4in a pumber of neighborhoods to orzanize residents into co-operative

L assoclations for the critically importaut task of ptoviding maiatenance

L Lo ‘services to housing, L ~ ‘
; . o , o N N BN

S Stimulus -~ We call upon a number of parties to stimulate the formation

‘ of such groups: dinstitutions, such as churches, whose future 1s inei- ',
mately tied to the stability of the ueighborhood- private businesses

/which engage in provision of housing services and which would benefit '

from the establishment of new markets: city governments, who know the

4R’% - o long-term health of the city is dependent upon strong neighborhoods, and g

.. residents themselves, who cen see the potential which working together N
, " foffers for teducing uncertaiuty about the future, ‘ ‘L .
Such asqociations would help preserve ard extend the distinctive charac--

: ter of many older parts of the central cities, or any city, for that f

o matter.  Their early establishment in newer subdivisions could be very
beneficial for the long-term stabilicy of such subdivisions.

Such” aSaociations would be,similar in purpose to the myriad\of associar \
tions being established for townhouse developments throughout the Twin -

Mo f: Cities metropolitan area,

We have no particularly strong feelings as

N

to what ‘such associations ought to be salled.

For want of a better term

we have decided to refer to them im this report o8 neighborhood sezvices

s associations.

\ S ) ‘

of the participants'

L

¢v

e

T \ ~Forms - An assoclation could take many forms, depending upon ths delites

Ay

!

o / C r-In some’ cases. a group of citizens might wish to recommend to themnelvct
o ¢ red others a set of standards, with nothing more then voluntary compli-
S .. % ance contemplated t - \

S T
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\ -of the, residents ‘might wish to pledge to follow certain sf*’f:"ards vith ¢

I only a norel commitment to, meet the pledge.
¥

PR
]

.y N 'n_/\( --Or they might want | to contra\ct, jointly, for. semicee. R J o
TN s ' e )
AT --Qr the residents whO\agree to join an association might choose to bind = _
-~ themselves’ legally to mutually—agreed upon standards,; with nothing \ Y

ot f | RS - . pinding upon future occupante or others. in the neighborhood who' choose
- ) ‘not to participate.' g A T ‘ S
s '--Orvthe tesidenta who agree to bind themsel,ves legally migh .alse vish to
~." 7~ 'bind futute occupants, too. ' ¢ 4 | S .

=
’W

1
~

- [ 6o
~tt is possible that; residente of a few neighborhoods mi«ht want the option
v R 2y be available to require ‘that certain requirements be 'made binding upon
LT ‘111 properties ‘in the neighborhoods, even those whose owners do not wish
PR f to participete ‘voluntarily. 'In townhouse associlations, of course, all -
RS rosidehts\ must participate.: They have no 'choice.” However, the queetion
RN . .of whether any kind of mandatory approach would be workable" in an aheady
A ntablished tneighborhood 1s nmot clear. We were made aware of a suggested , _
b v eLstate lawy prepared by Jan Krasnowiecki, professor of law, Uni(rersity -
© % 3 ~of Pennsylvania, which would permit, under certain circumstances, the -
o \ estdﬁlishment of mandatory sssociations. The model law provides that 1f
~ a substantial’ majority of the owners in a neighborhood agree to bind

\
ot

/.. 1 S _ themselves and ‘future owners of their property to certain requirements,
7. (> . 7' athey then would have the right--1if they chose to exercise it-«-to petition,
Y « ) , ' the city council. The city council, following public hearing and othér
o \procedures, wquld determine whether to made such standards binding on all
..\ . ¢ :properties 1in the nei;ghborhood. It could be that the binding feature -
y oo would not be impoaed on an.unwilling participant but would be automet:i-'

] ) cany imposed when the property ehanged hands.

Ao DY Krasnowiecki. in a report discussing his model state 1ew, prepared in ;
= \l970 for the U.,S. Department of Health, Education and Welfare, said 1t !
S 1s not clear whether, constitutionally, it would:be possible to impese .
" ., | resgrictfons upon non—consenting owners. in the manmer proposed in the
{ - ‘ Vo ,/.' A md‘l 1&"- I_ Y§oA ‘ ,‘, o ) ¢ ~ / Lo Va
N We have nat ‘teviewed 1in detail whether, in any circumstances, it would be *
o poseible, in an established neighborhood, for the city povernment or: any
o .+other authority. to make certain standards binding on non-consenting
) N .(/ . owners. - However, if it were proved workable, we believe that residents\of w
;v S neighborhoc\»da ought to have this option evailable. : - 0
~ G / B
"\, o« Ares A neighborhood services-association could be an extension of an- | -
\* 1 .. . existing neighborhood group or'be set up new. It could cover only a - "
\», 9=+ _few blocks or maybe 10 or 20 blocks or more. - If the area is relatively -
et . emall, the poesibilities are greater that standards could be mutually S
IR R agreed to by a substantial proportion of the reeidents. N , ‘
A v \ v Hw_!g_ggh_;_g Membership nndoubtedly will be made up mainly of residents,
o . bgtian assoeiation should not be limted to them. That is, neighborhood
R ’ comé:‘cial outlets or, churches or other ingtitutions have as strong a
'stake as the . reeidents themselves in the future of a neighborhood and can

P . ; J - Y f
1 Lo Yy R ! g , ) \ - NN . :
O v L ! . : o '
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.y v 1., to have its, ‘residents offer their homes for sale or rent as part of a

NE 5 Justia &welling' they would be buying or renting a neighborhood. Such g ’

. vy 2 4 SN \
\ v >

i
J o .
N~ A

S i alegitimately claim a right to participatiou. Horeover, ,tt 13\ very )

W . £ lkely that leadership in the formation of neighborhood

ciations can come from churches or other institutions. Some" iﬁstitutions :
i ‘are likely ‘to bo ownars of reaidential property tdo. .. - a

tbec ne;lghborhood services associ.ations bgive priority attention to-a / |
e .~ program of joint marketing of properties which come up for sale or rent, -
8o t.hat the artributes of the entire neighborhood can be streased s

X \:.‘«.,,:5_ Porhapa -one of the ‘central’ oitf's best-kept aecrets, mintentionally, 1\3 »
\ the otrength of its residential ne}ghborhoods. A neighborhood- services

" .~ association could £11l a major void by simply undertaking promational - -

! e T efforts aimed at "selling” the neighborhood. It should“actively seek

Tyl ‘coordinated program of advertising the entire neighborhood. Prospective
~ b ,(residenr,s then would feel as if they are buying or renting more than

e s ﬂ sales efforts also would help build confidence of present yesidents /. t
L edin their\\neighborhood's future. Seeing their own neighborhood adver- . = |
S ’; | tised, they maturally would.be expected to become move positive about :

N t.heir area and be more 1nc11ned to make improvements as needed. ‘

S Ads could\be placed in Sunday newspapers and on radio and television welo-

.. Yoo stressing the benefits of living in the city, such as goog ’transportation

.} '+ , end proximity to educational end cultural institutions and to lakes and .

- . iparks, 'Because such promoticnal efforts would make {t much easier to

p \ sell properties, we see no reason why some arrangements could no;: be | / P
’ J AN 7 - worked. eut to/finance the cost of these efforts through a partial pool-
AN 1ng of real estate commissions. Or, perhaps, a neighborhood services |
. sociation might contract with one broker to represent tl{e entire ~ T

7 neighborhood and, thereby, possibly negotiate a lower fee with him,
., . Part of an:agreement with a broker might well be to have him get in
S touch with major employers, enoouraging them to refer employees to the
v ,\ nsighborhood to find housing., 'This would offset much of the:quiet, word- ~
- f—mouth negattve oomentary sbout 1living in the central city. Lo~
S /»//,\ N ey

. j J Ce \Wogk toggther on Eggblﬂ of neighborhood secu;gtz -~ We have no doub:
”\. " that residents of .a neighborhood place a feeling of safety and
o geFutity from crime and violence among their highest priorities. - In

.. Bome cases these problems may be the greatest source of uucertainty o

o \oboutvthe neighborhood's future, although the problems are cause for ]
o concem 1n every neighborhood in the metrppolitan area to some degree. :

v

/

o
~/ e
,

A neighborhood services association cannot by 1tse1f ‘bring security to | -

/7. /  anelghborhood, but it might be sble to help. In the' first place, it -

¢an build a greater sense of mutual concern among neighbors for helping

AU - each’ orher. A aumber of specific steps could be md’ertaken, ‘such as: -

/'-—Registration of personal property for 1dent1f1cation 1n case of R 1 ot
.1/// \bmlaryo ! ) . R . L / / ~ y . ’. . /\

[ ] --Establishmnt of a neighborhood reward fund- for reporting crimes. K .

-s-—Agteemento to look out for each other '8 property. ,f P -

. . B \4 %
[ Lo F T L ' [~
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would be an’ important activity.

--Inetallation of alarm systems.

-—Ways to reduce' the amount of traffic going through a,neighborhood so

‘that unfamiliar vehicles and individuals can be more readily identified. .

--Defining and trying to meet social problems which expresa themselves

‘in violence towards persons and property.

~

Consider many types of joint’ activitiea -~ The potential for positive

activity in a number of ways is very great, extending.from such relative-
ly modest actions as installing unique street signs which identify the \
neighborhood to special kinds of lighting, to distinctive "entrances',
to agreements on carrying out common'maintenance tasks, to advertising .
* ‘and-marketing homes, to almost auy effort relating to the neighborhood s

~

future.

Certainly the adoption of standards of maintenance (covering such matters |
as exterior painting, repair of chimneys, roofs, porches, and so forth)
But there are other activities amy of
which might be deemed more important from the standpoint of an individ-

ual association, su¢h as:

o ~

) ~—Coooetative programs of enowshoveling and plowing in winter and lawn

care in the summer.

--Conttacting, on a cooperative basia and at wholeeale prices, for\

, improvements which, if purchased individually and at retail, would be
. ‘much more expenaive. " This could include such areas as plumbing and

electrical work, which can be a major cost item in older homes. Or.

" an assoclation could hire its own paluting crew to get a better price
onlextetior painting, a recurring maintenance task -for most homes. o

—-Hiring a single tragh. hauler to be responsible for all homes 4n the

. neighborhood. (St. Paul residents still make ‘their own arrangements,

individually, with private trash hsulers; in Hinneapolis, a single
hauler handles an entire neighborhood‘via contract with the city.) "

of certain physical features designed to give the areas clearly

identifiable characterieitics, such as unique street signs, lighting,
- gpecial entrances, 0} 4 colored pavement. o SRS

——Adopting environmental design standards.

f-Preparing proposais for regulating traffic and parking on residential

streets. s

A

: -—Prep:ring long-term plans, including recommended zoning, for  their

are In some cases, existing zoning of a neighborhood may be

, thought to be incompatible with neighborhood deaires ‘and can be pro-
ducing uncertainty about a meighborhood's future. For example, same
residential areas are zoned for considerably higher densities thaq
currently prevail or are thought to be possible or desirable.

neighborhood dervices association ¢an be the vehicle for recommending

to city officials more appropriate zoning classifications for the
neighborhood, 4 . >

v

! —-Planning and, as permitted by governmental authorities, the inatallation

e
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Contracting, as may be'mutually agreed upon with\governmeﬁtsl author~ -
‘“ . 1ties; for distribution of funds, including special community revenue- j
-~ sharing funds. ; . L i o

! / \

v

e. Aséistance desirbale from the private sector in formation of heighbor-,
hood services associations =-- We recommend that the rapidly-expanding
housing services industry recognize the potential market which the , -

N \r'combined purchasing power of a neighborhood services assoclation would °
. represent and offer technical assistance in the formation of such asso-
/ ciations. So! far the concept of providing maintenance services, private
© 1y, to residenta of a neighborhood -as a whole, is primarily a suburban
phenomenon. \ ‘
1f residents of an area have some interest in organizing themselves to
o~ , undertake joint efforts for their mutual benefit, they will meed help
A : ) - in getting started. Even if they" already are members of an ‘existing .
| e .neighborhood group, they will have many legal and financial questions -
a " in addition to deciding what they will do together. o
e ( 3
: In the early stages, while a group is trying to decide whether and how
to become organized, a private firm may be willing to provide help -~
-~ with little or no compensation, knowing that it is cultivating a B
possible new market. It is possible that many kinds of firms would . /
. encourage the eﬁergence of neighborhood services associations, including
N . firms which offer services such as home security, real estate marketing,
! " - representation and cooperative maintenance and rehab. Already, at least
‘ two firms in the Twin Cities area have been formed to provide townhouse
- management gervices, which includes the service of assistance in estab-
o lishment of tOthouse associations. Depending upon the growth of this
C ' ~ "industry", it 1s possible two firms involved could establish some sort.
, . ~ of non-profit institute designed to provide technical assistance’ in the
i : ‘formation of neighborhood services associations,

£. Response needed from city%government - Wé recommend that the city |
govermuents of HMinneapolis and St, Paul, ‘and other cities in which
pelghborhood services association might be established, indicate N o
their support for self-help effort at the neighborhood level by the ‘
following specific actions: ) w
3 {--Degigpate official neighborhood assistance office -- We recommend L
_that each city ‘council officially designate an office within: its - SR
governmental structure which would be publicly -acknowledged as. a
place where neighborhood residents could turn to for ‘help. .

ot i Such an office should stimulate neighborhood ‘gwareness in areas of
(7, the city which otherwise might not be inclined to think about such
. - 'asgociations. The office should make available model by=-laws cover-
o © . ing standards of maintenance and other aspects of neighborhood preser-
L o vation. It should assist neighborhood associations with legal and
financial questions and other technical matters as such associations
-are formed and on a continuing basis thereafter.

N

- - City governments urgently need to promote the atrength of their

; - residential neighborhoods. Such an office in both cities could, in
S DR addition to providing help to residents, undertake broad programs of
" / “selling" the'central cities. If offices are established in both

. . h pd
N ) .
N - . N N N
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TS ' /would supplemerit, not. supplant, the neighborhood marketing programs ﬁf

ST progrem could help correct much of the mie—information about the citiesn\~
,\1 which eerves to discourage potential residente. N

. <‘.y‘gment:e make financial aeeietance available for neighborh L
J R associations in areas which are particularly ‘hard-pressed financially. o

L*_-;--Recognize neighbqghood activity in establishinggpriorities on rehab e

.ifv .\ program,

‘\ N .

"I. 923- \ ) P ¥ \'\ . ! ’

xCiﬁiESg they ehould work together in this effort. This ealee program

., which we recommend for neighborhood services associations., The sales

/| [N
) Heretofore. the city e\role in neighborhood organization has been Lo
\/centered chiefly n the Housing and Redevelopment Authority's . .
aeaistance in esta 1iehing Project Area Committees in renewal areas, ;4ﬂ‘ i
b Suchrneighborbood organizations have been designed to assure adequate’ -S
% neighhbrhood involyement 4n responding to.city programs qffecting theit}
‘areas. , The neighborhood'eetvicee association concept, recommedded -
. here, ie somewhat different in that a group within a neighborhood
~would organize for carrying out certain self-maintenance-improvement
progrems which may be unrelated to any eity government program. A
\‘ A i .\/” . N (,, b
i ¢ -~ We recommend that oity govern~ |
services .

'¥e

_We recommend a portion of anticipated community revenue-sharing funds .  °
be deeignatéd for this purpose. A city government/ought to lay out in .
. advance the general criteria it will use in allocdting funds for thie R
purpose ‘and the general areas of the city where it will look most ! |-
- favorably, from the atandpoint of need, om requests for assistancé. L
A, Setting ptioritiee(among competing neighborhoods will be,very difficult, Ny
f Thua, the criteria ought to‘be spelled out in advance. R

l”[‘
u

loans and prants -- We recommend that city governments pledge that] ”k

- ‘existence of a neighborhicod services association will be: an important ;

' \\fector\in allocetion of limited funds for rehab.' Natnrally,(other ‘ «gfu‘{”
" factots, such as)the extent of financial need of an applicant and the - '
T fconditioh of a neighborhood, will be major considerations in the prb- e

wf cess of ellocating funds .- But also recognizing the importence‘of self—

!, help -heighborhood services associations will help demonstrate ‘that '

publie finds'to support rehab are, in fact, going toyeupport entire P

. neighborhoode, not just individuel dwellings. L RTBARY o

S vl !
s L !

" We futther recbmmend that the city give high priority 'to’ residential

Q reheb loans &nd grants in:the ¢ of anticipated federal block grents
' (cpmmunity revenue-sharins) vhich are expected .to replace a eeries of
,,federél categorical eid programe, including the rehab financing 4 )
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N ' :’
--Give the fulleet,ettent on to the "nei; hborhood effect”/in settigg S

i e
A

-existence of a neighborhood eervices eesociation he given recognition
i’ by,the city as one“of the criteriaéxo be used in eetting prioritiee
. On cttﬁ«f nanced improvemento. urally, other\criteria. euch as
_ demonstrated’ need for an improvement “and 1its relationehip to an,overall
plen for. the city, would also be considered. ' Such improvenente as .
§+A parks, streets, sidewalks and 1lighting and police patrols are among - . -

, the kinds of-inprovenents which ‘should be made by coneidering their
contribntion to neighborhotd stability. The need to provide focal
( \ points of neighborhood activity--euch a& ‘schools;’ ‘parks end neighbor-

hood shopping\facilitiee. poesibly integrated together-*should be - A ‘kf
 recognized, N e

oo I

v
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Compliance with codes — Reducing uncertainty about the future of clder - !

2l

sections of central cities and suvburbs requires the fullest attention to maintaining

standards of health and safety on an ongoing basis.

To accomplish this we . recommend

that the Legislature in 1974: | . \/ ' /

a.

C b

?equire periodic inspection and licensing pf rental housing by all g -
municipalities in the seven-county metropolitan area -- We beiieve that.

& recent ordinance passed by St. Louis Park is a reasonable prototype.

Licenses are granted for a two-year period but cannot be issued or re- .

_ newed 'unless thé city finds that the dwelling units don't have conditions

which create an immediate hazard to the health and safety of persons in RSN
the units. ‘

It i3 not our intention with this recommendation to cgusé gevere dis- SN
ruption of the present rental market. In most cases, it simply means . .
making sure that rental property which is sound will remain that way- . o
that is, to reduce the uncertainty about its future. An older building
should not be required to,undertake improvements unless they are nec-
essary to correct immediate hazard to health and safety. Provisions

should be made for a property ‘owner to appeal if any order is deemed
unreasonable. Voo ; ‘ -
. v \“ :

o

Require owner-occupied housing to be brought into code compliance by all
municipalities in the seven-county metropolitan area at the time such
housing changes ocwnership-- The question of an economic hardship in

" bringing property up to current code compliance should not be a major

obstacle when property changes hands because the cost of bringing property
into code compliance could be handled as part of the negotiations between’
the buyer and the seller. 'As with remtal housing, a precedent exists _
in St. Louis Park which recently passed an ordinance requiripg occupancy
permits when housing changes ownership, to make sure the structure does
.not have conditions which create an immediate hazard to health and safety.
Also as with rental housing, a property owner should be allowed to appeal
any order deemed unreasonable.

Require public registration of current owners of all property -- Under
present laws it can be difficult to know, at any given point in time,
the owner of a given piece of property. <Such knowledge is critical for
carrying out program of nmaintenance and réhab! We recommend passage of

\

‘a law requiring that all transfers of property, including transfers

arranged by contract for deed, must be registered with an apprOpriate

govermental office, for example, the Register of Deeds, for such a° ™
transaction to be legal.

Explore ways whereby retired persons who own their own homes may sell

‘their property, use the proceeds of the sale for rehab and be guaranteed j\

a life-term lease-back-- This can be an attractive approach to overcome
an inability of elderly persons on fixed incomes to do their part. to
maintain and upgrade an entire neighborhood. One possibility advanced

. would be for city government to earmark dollars, perhaps from community

revenue~-sharing, to start a revolving fund. The city would purchase
homes from the elderly, strictly on a voluntary basis, and then extend a -
life~term leaseback to the occupant at pre-established rents scaled to
his income and the value of the property. The city would contract for

\



, o correction of“major code violations, ‘and ongoing repairs. Thn revolving
el NN fund would be maintained by rentals and by subsequent sale of the prpp—
- ‘ - erty when vacated. A modification of this approach would be feg an
N (S elderly person to purchase an annuity income to finance his rental pay-
i j' e - ments. 'Or arrangements could be made to guarantee housing to am individ-
= . ~& 7 ual in other locations which. 1s equivalent to or better than' the housing
S BN K ~ he has hadi . N N Tf‘/ N g

i

- 1

Lo /A |

LR A Pf°§efty taxes on homestead property: are aignificantly belan lhosc on’
T ;.. %"+ . rental property. It is mdt known whether such a difference dnuld affect
’ ".'e\;,,\<;ﬁv5§ ~ the workabiiity of any plan in which an elderly person relinqn&! ed h*a

2 a:»;,5 A:’i homeatead. Vo [ It - R .
N 'n. »aebuim;gg e e e L ,,\
L ! ; .
Coaad 1. !agggnize ci:y government in new role as_a key 'develgper -~ Ve tceommand
éhac eity governments in St. Paul and Minneapolis and other cities recognize the

v active, positive role which the governing body (of an older, built-up city unods;té

o assume in,?nfluencing rebuilding within its borders. R oL

.8 f: - Fraditionally, a city goVernment has seen 1ta role as essenttally .ltablilh- .
1n3 th¢ bllic\tulea of the game within which deveIOpers ~on their own initinttva4~may
‘QA\\\ choose to apara:e. ‘That 13, a city government has adopted building codes, comprehen- -
) v give planl, gsoning ordinances, and so forth, and then awaited proposals from private -
(-l developers. A possible exception in the last 25 years has been the city’s role as
B initiator of change In urban renewal areas. But the ‘concept of the city initiating |’
- chnnge elsewhere has not been widely accepted. } N 6
N T Such an. approach may have been satiefactory in the 1nitial transistion from -

R T raw land to urban development and in some of the, rebuilding which has occurred in the,
\< 'a fpast§ too. But in most recent years, perceptive city\officials have come.to realize ’
v . .that the quality and extent of)febuilding is severely limted in the absence of posi~ .-
4 \\ tive initiative on the part of the city,” Parcel-by-parcel rebuilding which is charac‘
teristic of many parts of the city has not served to upgrade the emvironment. ifore- .

.over, large,aections of potentially usable land 1s lying vacant for want of a market. A

A\

I

(
- \,

. P )+, , Net that the- city should pre-empt the private sector. Rebuilding has .been and
e . will-continue to be primarily initiated by “and’ financed by the private sector. Buty -
- Lo k,in t?e absence of more incentives and direction by the gity government 1tse1f,,older -
B portions of the Twin Cities metropolitan~atea never will renew themselves satiafactor-
' /;*\ ."1ly. - The city government must become the intermediary between present ownera and .
A foccupantu end the developers who will undertake rebuilding. , - A

) I

§ J 1
RSO The ci:y has the ab}lity tOIaffect?several critical elements vhich are needed v

E ~ to sake a rebuilding project successful: land assembly, relocation, ecomomic - feaaibtl—
© 7 . 4ty, and installation of ‘public 1mprovgments. By careful use of the tools it has*
P gvailable, the city can encourage high’ quality rebuilding projects and, at'the' same

o P time, help cut down on the "red tape . & developer must encounter in a project.:‘ ~’} o
- 4 . N - : N I \, P ’
- P 1 5 19 not\our intent to prescribe exactly how Minneapolia, St. Paul or any '~

. -city,governmcnt in the metropolitan area, for that matter,-should organize itself inter-
o= /vnally to effectively function as a key agent for\aceomplishing a quality rebuilding\

A job. Each city has its unique governmental institutions and relationships among these N

B SN 1na;£tutuiona It would appear that the City Council; as the chief governing body, ‘
o ahohld assume’ chief responsibility, utilizing the assistance of such existing groups
... -as the liousing and Redevelopment Authority and other city staff. But we believe eadh
N ’city, 4in assuming & wore aggressivé role in 1nf1penc1ng rebuilding, lhould follow theoe
.tep'o coh o

P o - Py, 2z



/ PR liahed éa to whére, and. tq what extent, ‘the city wﬂl use 1ts rebuilding
- - »tools. It would seem appropriate that the process for selecting such
‘ o ' Sy Iteas indude. N ] )

A

t

el T -A. statement by the city as to the kinds! of assistance and .lncent:lves
. 7+ Y which it can make available to developers, and the criteria which it~
Ty T T, \will use in evaluating whether & project deserves its’ help. Such a
P ~ _.statement would then be a guideline for prospective developers as they
T " review possible areas in the city where a potential market might exist,
: RN (Oht recommendations in paragraph (¢) below outline in greater detail’
[ N _(' the types of assistmce and incentives which the city could make
' N available.) ‘ ;
R --Identificat:lon of areas which deserve priority attention. Pr:lvaté ‘
SRR . ' _, .developers, knowing the kinds of assistance and incentives which the -
R - city might make available, would be expected, themselves, to come |
: T o A \forth with proposals from t:l.me to time. , /
Y- Yoyl ¢ . " .But the city should not rely upon the initiative of p:ivate developers
V.o .. 0.7 ¥~ as the only way to identify possible areas of city assistance.  The
o ... v . city iteelf should designate blipghted or vacant areds where it will
\ oo, T / o be particularly receptive to proposals from private developers. | In
N I~ {7 "making such designations the city should state: (1) how large a
N S - "' geographic area should be enccmpassed in a proposal, (2) desirable N
) . timing of rebuilding, (3) general chearacteristics of the new devalop- '
P T ‘ment, :I.nélucﬁng desired densities, and (4) the extent to which the-
¢ I 1c1ty will consider using ‘its incentives or assistance to private de-
Sy RS lopers fot a given area. In designating areas which deserve prior-
V.« ¢ -'ity attention, the city sbould maintain close contact with the private
ot -1~ sector to maximize 'the potential that areas will he selected which \
T A - have. ‘a real market for desired develapment.
SRR ‘ \
LT -'-'Involvemnt of affected individuals and groups in eiraluaﬁing private
‘ o L , rebuilding proposals: Such neighborhood participation can assume a
v IO RN ' fumber of forms, but it would be important to involve both individuals
’ ./ 7/ .. - and groups who are within the geographic boundaries of a location
) / identified for priority attention, as well as individuals end groups
O . located nearby, but outside such an area. It is likely that certain
) - '+, 'existing groups’ could be 1dent1f1ed as meeting the requirements. Per-
L o ' - e haps a neighborhood services association such as we recommended earl-
Sy o ~ fer, or perhaps a Project Area Committee, originally set up for an
/o T A HRA renewal area, could’qualify, pmvided its membership were not 11i-
S oL " mited simply to the "project area” but included 1?d:lviduals and groups’
N i T \mrby, too. ’

S } ‘ oo . - i

N D b g__ﬂan:lze\ effective lia;,eon vith various private developers — As a city
) “~ ./ 4  begins to become more of a 'manager of the rebuil’ing process, it will

! ~.  dincreasingly find itself in need of maintaining constant communication - -

# > 4" .. with the variety of builders and developers. Traditional city depart-
: 7 ments probably have not organized themselves for this important function.
el Ve ﬁhave not reviewed this issue in detail, but it would appear deQirable
s - for a city govemment to review the possibility of contracting with: sowe
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sort of intermgdiar§ private development group; Such an 1ntérmediéry,

would not itself undertake any rebuilding, but would be an agent, in .
- effect, for the city in dealinp with a variety of private develapers.’

Utilize a variety of,incentives to encourage rebuilding - we/recognize

. eatire extent of the city s subsidy

that, in the -absence of additional incentives, private developers are

not likely, for many areas in the ecity, on their own, to come up with'

specific plans for relatively large geographic areas, and go through the

effort of acquisition; clearance, and then new construction. The tm=-

certainties which exist, coupled/with the attractiveness which not-yet~

. built-upon land may offer, means that the city should have tools avail-
able tc provide additional incentives. The degree /ito which such incen—\
" tives are provided must be handled very carefully. We recommend that
they be granted only in the context of the process outlined in (a) above,
and, of course, only as finally approved by the: city council. But with~
in these limits, we believe the city should be allowed by the State Le~ .

gislature to utiliée the following 1ncentives'

—Fund detailed propesals for rebuilding,w- When a private developer

, contenplates a major project which ¢an require the investment of . /

several million dollars and cover many acres of land, he prepares-a
detailed financial and parketing plan. It should be understood that
such a plan is much wore detatled than general guidelines' prepared
by the city as to what might be. desirable in an area. If the area
in question ‘has beegxnnﬁerwutilized for several years, an aggressive
ptomotional propram would likely be required in order to attract a
market for the area. The plan would outline the promotional efforts
which are contémplated, and 'their: prospects for success. It is the

~ type of plan which a developer will take with him to private finan- .
cial institutions who will be asked to provide the financial backing
for the project. Such institutions insist on the existence of a de-
tailed plan before naking any comminment

. Private developexa have found it very difficult to assemble the needed
"front money” to prepare such proposals. Ue recommend that the city
be allowed to provide such funding, -utilizing, perhaps, general or
special revenue-sharing funds. In -providing such "front money"/ the
city-should require recovery of the funds if the project 1s carried
out and solid evidence of good faith on the part of the developer,

' perhaps by calling for a performance bond from the developer. In any

event, the dollar outlay by the e¢ity for nothing more than "front

" money,” is thought to be relatively small, perhaps on the order of

$30,000 or sa for a multi-million-dollar venture. This may be the

/" N

The city could'decide whethet to provide- ‘such funding, based on a I
request from'a private developer. Or the city might identify a cer-
tdin area where a detailed marketing and financial plan should be
prepared. It could award a contract’ for such a plan following sub-
mission of bids from competitors.

*~Ass1ét dev@iopers,in assemblingAprogerty ~~ If a plan fot rebuilding
is submitted which is satisfactory to the gity, the city's power of
‘eminent domain undOubtedly will be required in cases where a number

£,
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Equip city govemments to finance. rebuilding expenses = Our recomendatibns

. -28-

of different presem: owners are 1nvolved. This may be nothing more
than the city's utilizing the eminent domain power for blighted areas
which it already possesses through its Housing & Redevelopment Author-\ o
dty. . ,

A city, however, should not feel as if it must. under all citcmstan-
ces, resell the land it has acquired through eminent domain. Looking'

" ahead.50 or more years, the city might want to anticipate the mext -

round of rebullding. ‘ (bnsequently, it should not rule out the possi- vy
" bility of a long-term lease to the pr:l.vate developer while cont:l.nuing
to hold title. : v

)
Bg}n make a project economically, geas:lble for a developer - The city

‘should have the right, depending upon the circumstances, to make a pro~
jJect wore economically feasible for a developer. In the absence of a

write-down in land cost, the total cost of purchase, relocationm, clear-\

‘ance and preparation of land for rebuilding may exceed the amownt a

developer can afford 'to pay, considering his options for comparable
land at lower cost elsewhere in the metropolitan area. We recommend .
that the city be allowed to neaouate with a developer, as needed, for
a write-down in the developer's land cost; where such an incentive ia
deemed desirable to carry out an approved plan. L

Addit:lonal city assistance, beyond- lahd write~down, may be justiﬁed
in order to enable the city to attract developers to certain kinds of
ptojects. )Such assistance could take the form of ‘reducing a develop-
er's property tax burden to a level below what it otherwise would be.
Such a subsidy should be permitted only under the following circum—

\

* It should be granted only to certain state-chartered l:l.mited-divi-
' dent redevelopment companies. An old state law (passed in 1947) haa
permitted the formation of such companies, but some new amendments

o added by the 1973 Legislature now apparently make the law more work-

gble than in the past. No such redevelopment companies have yet been
formed. They would be limited to an 82 retum on 1nvested equity.

* It should cover only the prOperty taxes which are d:l.rectly control-
lable by the city government itself. This means the tax reduction \
would not apply to taxes payable to other units of government, such
as the county or school district, which would have no voice in
whether such a reduction should be granted. ¥Within such. limitations, -
the city should be able to write~down the property taxes payable to.
city government to the level which they were prior to the new de-

~ velopment, for a limited number of years.  The exact ambunt of the
write-down would depend upon the nature of the: .rebuilding proposal
as submitted by the limited-d:l.vidend eompan:les. It is possible that
a number of bids could be solicited by the city from competing 2
limiteil-dividend companies . .

-\

v

above involve potential coumitwent of eubstantial amounts of public funds. Ve fur-
‘ thex’ recomlnnd° . )

7
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Don't rely too heavily on tax-increment financing -~ Under tax-increment
a city issues bonds to help a developer pay for the expense of acquisi-
tion, clearance, relocation and preparation of land for rebuilding.

The increase in taxes which the pew development generatee, in addition

to the taxes generated by the development which vas there before,is used
to buy off the bonds.

Tax-increment financing attracts coneiderable interest as a funding
source because no/ outlay of current dellars is necessary. Future in-
creases in tax revenues are pledged instead. h \

However, tax-increment financing, by its very nature, is limited in ap-
plicability. New development must generate a far greater amount of

taxes in order to justify a rebuilding project. This will not be poss- ' -

ible in many parts of the city. If the tax-increment ‘approach is to be
used for residential purposes, a much higher population density in the
new development would be required. This may be possible in a few parts
of the city, but not throughout. In many low-density areas, rebuilding.
cannot possibly be financed via the tax-increment approach, A city
should not have its rebullding priorities skewed because tax—inerement
financing will work in certain kinds of projects but not others. ' Thus,
the city should use other revenues to help pay for rebuilding subsidies.
Tax-increment financing can have only the most limited application. Ex-
treme caution ghould be exercised in the designation of any additional -
locations where téx-increment financing is to be used.
~ y

Prepare for makingupolicy on use of commumity revenue-sharing funds =
We recommend that city governments prepare to use some of their antici-

 pated community revenue-sharing funds to help, finance rebuilding expen-

ses. We also have earlier recommended that high priority on use of
these funds be given to residential rehab loans and grants.

If and as Congress adopts the Administration 8 recommendations for con-
splidation of several urban development aid programs into-a single block
grant, city gavernments will increasingly assume responsibility for de-
‘ciding hcw to ,apportion. federal,dollars lncally.

Local governments have not yet “geared up" for msking the very difficult
decisions on apportioning the block grants. Nor has the Legislature re-
viewed the possibility of suggesting any guidelines on use of the dol-

\ lars. (St..?aul and Minneapolis each would be entitled to about $17
million in the first year, although the prospects for long~term continu-
ation of funding at that level are uncertain.) The 1973 Legislature did,
however, begin the job of helping local governments get ready: to use

. community revenue-sharing funds. It authorized Housing and\Redevelop- \

ment Authorities to make rehab loans and grants in the same manner as
provided under certain aid programs to be consolidated. Without passage
of the Act, the possibility of continuing the rehab loan and grant pro-
gram under community revenue-sharing would have been uncertain. 5
We recommend that the appropriate urban-related conmittees of the Legis-.
" lature, in the interim before the 1974 session, review the various op~
tions which city governments may have for use of\community revenue-shar-
ing funds gnd whether legislative guidelines on setting priorities are
i RN . - . N
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) . needed. City governments should be stimulated to think about the pro-
K y ). cess they will follow in determining their own-priorities in the absence ’;‘
N .+« - of legislative guidelines. The Legislature should invite city govern- e
“ lh - 7 7 . ments to report on the procedures they intend to follow.

3. Estimate k;nd and amqunt of new development in central cities and ih suburbs _ -
{ Built-up cities in the metropolitanm area urgently need to know what results can. :
o reasonably be expected from their zebuilding efforts. We recommend that the LegiSh
. - ‘lature imstruct the Metropolitan Council to include in its DeVelopment Guide, within
. twelve’ months' ,

. s )
\ ~— Projected construction of new housing units, bv ptice level and owner- -
. .« ship, in coming years; and likely split between suburbs and the central .
I o Ci tiea . . L

4

’

o - Projected constyuction of new commprcial and industtial developmentw e
A by type, in coming years and the likely split between suburbs and the
central cities. \ p L
k\g{ »;' -= Any rpcammended changes in publif poiicy dpsigned to alter these pro-
o jections. . .
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' qf‘cztzzen partzozpatton organtaatzons in central cities?

S /i Y . - S
. p;sguss;ou OF REGOMMENIATIHESS |
y "\ \ . N ;
Hhat will dzstznguzsh a nezghborhood services assoctatzon.from

 variety

. A neighborhood services association, ‘a8 recommended in this report, 1s not a

. publie organization, designed to give citizens a greater voice in their government.

It is,a private organization: We believe it is very important tc make this distinction
at the outset, to avoid confusion between a neighborhood services agsocistion and other
organizations with not~too-dissimilar names but with vastly different objactives. It

- 18 particularly critical, at this point in time, to make this distinction because of |

© & high degree of ‘discussion taking place in the central cities over how to improve

citizenrparticipation structures. The Citizens League in an earlier report “Sub-urbs -’
‘in the city" recommended the formation of a series of directly-elected conmunity
councils in central cities. A report has recently been prepared by a mayor's committee
in St. Paul which recommends community councils be @stablished as federation of neigh-
_ borhodod groups. Our recommendation for neighborhood services associationa must not be-

interpreted, in eny way, as a substitution for the earlier Citizens L.eague recommenda- ;o

tion in support of community councils. That recommendation still stands..

1

{ The neighborhood services association is different from a community council in at
least four major respects: » : )~

to mutually impose upon each other certain common services and ‘Tequire-
"~ meunts, 80 as to give a greater guarantee of mutual action to preserve

and improve the strength of their immediate area. The neighborhood’

-services association is essentially, if not exclusively, oriented

- internally to actions which residents themselves ' can do privately--not .

_governmentally-to affect the long-term confidence and security of their™

own neighborhood. - ¥

By coutraat, a community council is'a vehicle for citizen participation

- and representation in governmental affairs. affecting them. A community
N council is designed to ‘bring citizens in a larger city closer to city hall.

o

Size-- 1f only,an area of 200-300 homes were included about 1,000 or
less pOpulation), that would be a fairly large area for a neighborhood
\ services association to function. In fact, the best chanee of success

. might be for an association, when originally formed, to cover only two
or three blocks. o

L B But a community council is designed to cover an area of 20 ,000 or more -
' residents in a large city. In effect, a community council is designed
~to provide the sort of representation which is possible via the village

S , ‘council in a medium-sized suburb
N \ .
S :\. Moreovar. the term communzty is by definition (in the Twin Cities, at
P leagt) designed to encompass several nezghborhoods

¢ c. Private versus governmental-- ' The neighborhood sérvices association 1s
primarily a private body, a means by which private service relating to

[f, © ~  the maintenance of the neighborhood can be obtained more effectively dnd

{ S economically through joint, rather than_individusl, action. It could

‘ i . i
e H . ! * g -

) N SN

a. Purpose-- A neighborhood servicee\aaeociation is a vehicle for reaidentslsf

e e A




I publ:lc dectsions which affect them. = . Lo L

by ( ‘ Nt \i,-' / /4 e [REEN
o fﬁ\iuﬁ) 4** \scope of Eunctions --‘The~neighbotﬁood setvices association haa a*very o
R o narrow, though significant, scope of functions, while the community ' .

0 . ) " g - \ \ Poeng
’ L be~something like an organization of residents of co-operative or condominL
\(‘\;(' Jdum ébartments. The community council is primarily a governmenital body,’

R ‘asguring that citizens are given\adequate voice and :epresentatign in—the

‘cnuncik's scope 1s much broader. The neighborhood services asaociation vill

rather than individuaaly. Virtually any kind of governmental function [
faffecting/a communityfwill come within the scoPe of attention of a. community

14}5\ -wiga come within the scope of attention of a community council schools, RPN
el ne Lparks ioada, béilding permits; rezoning. etc. R »x\[‘A ,R‘ ¢
f::; \ 3\:Ihere are nany exiating neighborhood organizatiohs,\coveriug 4e1ative1y small e

ateas{(which may have concentrated their efforts thus far in providing a vuice £or §
(”thein residents in deaiing withtthe city. e S TP S

.;f,jASuch existing organizations cannot help but be starting points for ﬁeighborhood
. +._services assoctations. But they should not lose signt of the fact that such an '~

_\\v.f’association will function best, st least at the start and probably 1n the iong ruan,

AN J‘when its membership covers, only ‘a qu blocks. If an organization covers & fairly

. . . yos . ~ 7
) )\"' L .

A % " are more: likely to move into such fields as agreelng to a set.of mutnally-accepted

»,‘largg area--t&b largeé. to be appropriate for a neighborhood services’ aasociation~~there
18 no reason it houlQ\not ptimulate the fotmqtion of auch associations in snall.

. selected ;ocatianq,j.‘ v s \\, o S AL e
N MR X i - {

: -~ f\
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| >,.w 11‘2‘} Wﬁ&¢ ktndh of“functzonh or services .ave netghborhood aervzces assootdttons
. &;!ltkely to ﬂndertqke when firut establzshed? Lo N i 3

O i ' R | e K T

o {Our teqommendations placc relatively heavy stress on the importance of joint _
‘. standards of. préparty -maintenance as a major function, whic¢h it 1is. But it is %ery

;"\‘Q‘ulikely th&t sumq other type of joint action will come: first. Perhaps it would be~an— :
N \“ effort/to“impravc security in the neighbo:hobd.,'Or 1t might be a prograﬁ of "selling"

¢ the neighbothodd as individual properties come on the market. Or residents might agree
) / tO\S joint contract for owe: of' any ‘number” of aetvices. such as electrical appliance _
v /mainten;ncc, trash collection, or snow removal. . : ~

/} N r\r-: s

Once penpla in a ﬁeighborhooﬂ stnrt wbtking together on a common endeavor,,they

standards of maintenance. ‘ j"‘\ { DR : ,<, qn_ﬁ - N
./ S Ao T ‘ ' ' ’ s
( In*its qariiest stages, 13 1t\poasib1e a neighborhood services aasocict10n~would
bth}ng more than a group of concerned residents--or perhaps a church or neighbor-
\4pood buaineasigxoup——who set down some recommended standards Qﬁvmaintenance and urge
reqidentl otﬂ'he nhighborhood to follow them. .

y i v i

— ) P

‘yr LNy
i tﬁkely to. sfmnulata the establwhment o,f netghborhaod eermces asem-

' i i - - 7
S TN rask O v { {L .7 1/
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Pt Only iﬁ rare eitcumstaucesia it likely that a néighborhood services aasociation

pol fluence, tncognize tho benefits. PR K o 1
T ( A ‘ ' S 1
L One poaaibility,ia that\privato firms--sensing ‘the opportunity to sell services K
T ro 3Reups of residencns--will/encourage~the formation of such gssociations.,

‘ i
A
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mill be fotand because the fndividual residents, on their own without any outside in-

—

focus 'on residents providipg their essential neighborhood aervices together / /

\
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| busidhsx oi\gtimulatlng the establiahment of neighborhood services association. “‘f )‘

\

- Wa beliéve that the potential-a}so exists for'a private fim to get,
Fomfexamyle, a firm with experience {p marketing group 1life and health- @neuranee pro- -~
. grams might well be able to apply its expertise to setting up neighborhood services

associa#ions.‘ © ’ ‘ \

or a ehurch or /other 1nst1tution, concerned about the pOSaible 1ong~term future )
of its immediate neighborhood, might take steps to bring residents together in common
endeavore. A church, for example, might see the particular benefits of a joint prD‘
gtam~of nerkettng homes in the neighborhood. | , .

/\ -

Or 538 1s . ltkely that considetable intefest in joint actions by residents in’
ptovision of essential housing services will emerge from discussions in the myriad of
neighborhaod~based citizen organizationa in the central cities. ,
*/Or 8 city government may stimulate neighbo:hood servicea associations becauee of

polieiea 1t may adopt which would give recognition to self-help neighborhood groups
in various. eity programs. For example, a group of residents, needing city assistange
4in rehab Loans and grants, might find their chances enhanced through the estsblishment
of a neisﬁborhood services association.

Hhat precadents exist for neighbarhood services assaczatzons?

Hanyusuch asaociations have emerged in the Twin Citiee atea in recent years as
part of the growth—of townhouse developments. Each townhouse development has its o
.own asaociatiqn for ‘ovnership and maintenance of common property and for ‘exterior
maintenance of structures. Some 120 such aesociatione are now Iln existence in the
metropolitan area, In addition, gome subdivisions with individual houses have
associations which own and operate community ‘buildings and swimming poole. : o

\ PN

A somewhat diffetent form of neighhorhood-ptotection device is the "restricted
residence district' guthorized under a 1915 state law for cities of the first class., |
The laew pre-dated zuning ordinances. It permits the city eouncil to limit an area to .
one-fapily or two-family residences upon petition of. '50% of the property owners. \
Reatricted residence districts in Minneapolis are located near Lake of the Isles,

North Commons park, Lake Calhoun, and in northeast Minneapolis near Lowry Ave. and °
Arthur St. N.E. In'St. Paul such districte are located in the Crocus Hill area east
of Lexington Parkway. and south of Sunmit Ave. on the south shore of Lake Phelen. and
along the entire length of Summit Ave.

Another neighborhood—prétection activity concerns the selective merketing of
properties to maintain existing land uses. For example, in an area of southeast Minne-
apolis threatened by walk-up apartment construction, a non-profit corporation was
established to purchase and re-sell homes in order to keep them out of the hands of
apattment developere. Informal, word-of-mouth sales efforts are not uncommon in many
neighborhoods. ‘ : , , ' o

Aloﬁg this same line, & few years ago, in the community of Laurelton on Long
Island, New York, a neighborhood home finding service was organized and staffed by
the residents themselves in a successful effort to combat "block busting" real
estate tactics. Certain brokers were seecking to induce panic selling, at lower

“prices, by whites in the neighborhood with the intention of reselling only to blacke.
. at higher prices. Thus *he community's inter-zacial stability, which had maintained :

itself at about 152 blacks was threatened, As a result of the formation of the home '
finding service (which sold 136 houses im the first 18 months), hatassment gsoon stopped
and the black percentage remained at 15%.

5
/
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! The Milwaukee-based American Homeowners Association has ghapters in several

" cities--not, including the Twin Cities area,’ however--through which homeowners, jointly, .

- can 0bt&10 prompt home repair and maintenance service at reasonable cost.

/

Sometimes a neighborhood services association nay carty out certain functions

‘that might be thought to be a function of city or village government\instead. For

¢xample, the association which serves the residents of North Oaks, a village north nf
St. Paul, owns and operates the village street system. Also the associationkimposes

-gtrict architectnral requirements on home design in\the village. Another example is.
that of the Southview Heighte Coeperative Associatinn in Mankato township, just outside

the city limite of Mankato. All persons who purchase homes in this subdivision are
automatically made members of. the association. The association's chief functions are

/f)rovision of community water and sewer service. But it also owns two playgrounds and

\‘ che street, lights. in the subdivision. . Roads were bnilt by the association but’ have

;een turned over to the township government. ) .

RS ' e
A new effort. by a Philadelphia neighborhood has begun to. combat crime. According
to a newspaperaccount, real-estate values have Jumped sharpiy in the last few months
gince the Jjoint neighborhood action against crime has begun.”’ Residents organized the
Block Associstion of West Philadeliphia which deploys, on a regular basis, “walkers"

AN
; |
7 N

" who make a point of checking sbandoned houses and cars, looking for suspect lonersy or

gangs. They greet everyone they pass, which reassures honest pedsstrians and lets !

' potential burglars know that someone might recoguize them later. Walkers are armed

with loud-sound horns, not lethal weapons. Reaidents glso keep horns handy in their
homes.. If someone 1z in trouble, he's supposed to sound a horn. Nelghborxe respond
with their hbrns alerting -@veryone to danger while police are on the way. -

In a méeting with our committee, Oscax Newman, director, Institute of Piannin%
n

,‘and Heusing, New York University, told of successful efforts in some neighborhoods

o~
v

St. Louis to close off certain neighborhood streets to through traffic for certain
pericds during the day. This has helped foster a great deal cf community spirit
plus help cut down on erimeg he said. x . A
\‘ i S o N

The Urban Institute has published a report which discusses 233 neighborhood ﬂ
assoclations across the country, some of them formed before the turn of the century.4
One of the largest examples of successful homes associations is the Country Club
district in Kansas City, which, in 1964, had some 12,000 homes in 29 different associ~
ations. Membership, is\ﬁandaQOry utder self-perpetuzating covenants running with the

{land. The Urban Land Institute report provides extensive technical information on
| the formation of- homes associations. \ ) A .

'3; Are nezghborhood associations the answer t0\conservatzon of'alder wesighbor- .
hoods in oitieg? - v / 3

\ . - ; i
\

4 ”, We believe that the concept of residents banding.together to provide maintenance‘

N

and other services on a mutual basis carries with it a great deal of potential for
assisting in neighborhood comservation. Just as with other kinds of efforts designed
to preserve clder neighborhoods, 1t must not be reéarded as a panacea. It 16 a -
contributions\ It might be said that neighborhood services associations, themselves '

can't eave older neighborhcods, but it's not likely that an older neighborhoodewill be -

saved in the ‘absence. of rooperative activities of ‘the residents.

N

6. Would it-ever be deszrable fbrgg nezgkborhood servtces assoctatton'a .

’ standards to be made mandatory upon all dbeZZzngs in a given area?

. -
( ! ¥ ~
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. Quite clearly, t&o>concapt of Such an’ asoociatioo/in an older neighborhood

‘new that it is difficult to think far down the line when the issue might’ arise.
have recommended that, 1f constitutionally permissible, at least the optiq& ‘ought to
be available to cover the possibility that in some circumstances & mandatory agsocia-
tion might be deemed desirable, -The mandatory provision, of course, is npot unusual in
other’ asaocintious. All townhouse aasociation are mandatory, for example.

At least two possible benefits of/the mandatory approach are evident./ First ~
the cost of certain services which provide benefit to all dwellings in the neéighborhood
appropriately should be shared by all dwellings. In the absence of a mandatory
provision, it is conceiveable that individuals will decline to join knowing that they
can receive the benefits without having made any payment. As a result cooperative
efforts could be frustrated. Second, the city government may have an interest in

R supporting ‘mandatory ptovisions in an area where it feels ‘such action would be critical

. attributes of the entire neighborhood, such as proximity to schools, churches, parks,

' Licenses or occupancy ‘permits cannot be granted 1f ‘dwelling units pose immediate

7

“human occupancy; (6) infestation of rats, insects and other vermin. A dwelling- ‘unit

to maintaining stability of a neighborhood for the entire city's benefit.

7. s it poastble that a nezghborhood services asaociation might nseek to ‘exelude

certain grcupe, say, ractal minorities, from the neighborhood?

We are recommending that residents of a neighboxhood would find it advantagoos
to undertake a joint marketing effort wherein homes would be offered for sale or
rent as pert of a marketing plan which sells the entire neighborhood. Such joint \
efforts weuld mean that prospective buyers or tenants could be attracted by the positive

iakes, or shopping areas. In effect, existing neighborhoods would be marketed in the
same fashion as newly—built subdivisions.

The risk exists, however, that a gtoup of residents, seeking to"keep out racial
minorities, might set up a joint marketing effort with the idea of "screening”
prospective neighbors, This is not likely to be successful. It would bé much easier
to prove a violation of anti-discrimination laws 1if an entire neighborhood group
tried to restrict minorities than at present, when an individual seller dealing on
a one-to-one basis with prospective buyers, may be able to apply discrimtnatory
practices in a more subtle fashion. - e ) *

8. What are the zmpltcatzons of the recommendations on code complzance fbr
apartment buildings (at the time of‘tsauance of vental lieenses) and for azngle-
fomzldwdhelltnga and duplexes (at the ttme occupancy changes)?.

We felt we could/not ignore the spreading blight caused/by failure to keep
property in good repair. As we discussed earlier in this report, we were made aware’ ‘of
the lack of incentive which\often may be present to maintain rental prooerty.

. We were made aswaré of two new ordinances, perhaps the first of their: kind in the
metropolitan area, which have just been adopted by the city of St. Louis Park.
Inspections are made dn all apartment buildings when two-year licenses are granted.
Inspections are made in single—family ‘dwellings and duplexeés when occupancy changes.

hazards to health and safety. Immediate hazards are defined as (1) unsafe heating °
systems and/or water heaters, due to such factors as burned-out or plugged flues: (2)‘
unsafe electrical systems due to such factors as exposed uninsulated wires; (3) / ‘
unsanitary plumbing systems, due to such factors as lesking waste systems: (4) insuf-
ficient support for loads on floors or other similar structutal problems: (5) pres~
ence of refuse, garbage, waste or other materials, making a unit unsanitary for ‘

| - . .
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‘hazards to immediate health ‘and - safety would have to be corrected. r b

- ¢ould reduce the availability of lower-priced rental units, whic¢h will have its great-

understand, moreover, the FHA and VA standards now require substantial code compliance
oin order for a property to qualify for mortgage' insurance. L .7 -

parts Of the ctty, such as the dawntwns ;, ‘ | S

. these surrounding*neighborhoods 1s also critical--even over the not-so-long run—~ to

central area* by the city government and others" (such as the Downtown Council‘ln Minne~-

highest 1nﬂpriority for rebuilding. T

b .!4 Y ‘/ ‘ - 7 ” N \ :; é\ /? \ /_36; ’ k/ *-\; ; ) | —*\/l : O \. /, ) r
‘would not be required te be upgraded to satisfy staudarda in eurrent codes. Only s
\ /r . '

A potential aide effeet of euch requirements is that a landlord will opt to y
close down his building, board it up and wait for the city to condemn it (Vhich gives ’
him & gax write-off)., /If large numbers of dwelling units were to be affected, this - =

est effect on lower-income tenants. Or, a landlord'might be- 1inclined to raise-rents
to finance the cost of repairs, again wlth negative impact on\loWer~income tenants. - v

i p
N ! o/

On the other hand, euch side effects are pure speculation at this ‘momeént . We
were informed by . persons who themselves own. rental property that the annual raté of
return to the landlord now. may be much higher in decliﬂing,neighborhoode, perhaps on
the order of 16-25%, as compared with a much lower rate of retura, perhaps 8-102; in'-
stable neighborhoods. " , " \

Ji

( ' V / ) /J i - | . o '/J
In the case of owner-oceupied property, the costs of necessary improvements/can I
be made a part of the negotiated sale price between the buyer and the seller. We

N

/

All in all, we felt that this metropolitan area cannot afford not to take actlz n
to’ protect its existing housing stock, and that, because the problem in the long ru

will affect all communities, the standards: ought to apply throughout ‘the metropolitan

area, not just in Minneapolis and St. Paul.

9.. How do the recommend&tzons reZate to effbrts to preserva and.rebuzld other

\

The work of city government, in both citlee, in recént years to rehuild the
central ‘commercial area 1s indispensible to-the support -of the surrounding residentisl
areas. The absence of major attention to the downtown, in our' report, in no way
reflects any sense on our part that the central commercial area 1s unimportant. Rather '
it reflects our sense of the high priority already given' to the improvement.of the iy

apolis and/cperation 85 1n St. Paul) and by the success of the efforts they have
under way.f

i
1
) : . - P

Y We chose, rather, to focus on the aspect of city development we felt is presently
given less attention by others: that is, the residential neighborhoods. We made
this decision out of a conviction that the physical, social and ecomomic health of

the success of the downtown. They house many of its workers. They produce a signifi-
cant part of its trade. They help set its value. They largely determine its image

’end its attrectiveness to shoppers, to visitors, to reeidents.\ . \ .

-

<Also, it should not be overlooked that some recommendations in our report apply
directly to the downtowns, Specifically those which concern a process by which the T
city shOuld ‘take ‘the initiative on stimulating major rebuilding projects. Undoubtedly,
the dovntowns and areas immediately surrounding the downtowns will rank among the T

”/

19, What ze’the degree of urgency for the eety to use tax-tncrement financzng/to
encourage high tax-produmng development to locate mthm its czty Zum,ts?

b .o ) R i, -



1ife" which make 1t very dtfficult for central city locations to combete,with certain
./areas ou the suburban fringe. This was brought out by Anthony Downs, an economist,and
' senior vice president, Real Estate Research Corporation, Chieago. Downs points out ’
o that on the suburban fringe land 1s vacant; no buildings need to be’ cleared; no exiat-
. - ing income- stream needs to’ be brought out; no difficult political problems of family

Dur eommtttee'n attention,wes directed, very eq}ly, to certain economic "té&to of': ,;A

relocations aré presented; parcels tend to be large,

the opportunity exists to design the infra—etructure
new project‘,’ N e

{ s i v
N . / o o~ )
\ N 7 b > ’
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< o
Thetefore, ve recommended ‘that the city be able

'Ato help compensate for its’ competitive dieadvantage. _

AT

reducing}acquisition_costs.\and
new, tailored to the needs of the
Coou . IR : \34’4.)#.

] s i (Y
N v/

to utilize a variety of incentives

N

AN

o  One tool which the city has available, on & limited. basis, is tax-increment. finan-

cing, by which. the increase in taxes paid by the new development is used to pay for
the costs of the incentives which the city has provided to attract the development
. (such as making the cost of the\land competitive with suburban locations)

P2

N , - P

we have already commented on one drawback of the tax increment approach, in that
it is suitable only for finamcing rebuilding projects which will involve substantially
highet property tax revenues, such as higher density residential development. Beyond
-, this, a further problem with the tax-increment approach is 1its potential conflict with
\ the 1971 metropolitan fiscal disparities act. That act guarantees Minneapolis and St.
'+ Paul, as well as every other municipality in the' seven county metropolitan area, a
-~ partial share of new commercial-industrial tax base, regardless of its physical location
in the métropolitan area. No Ionger is it -so important that tax base by physically N
"located with the city limits. - It ds happens to locate elsewhere in the metropolitan )
.- area, the city still 1s entitled to some ‘benefit, (The constitutionality of the fiscal
Ty disparities act was pending before the Minnesota Supreme Court in May 1973. But many *

legislators have said that, if the act were found unconptitutional, the Legislature
, would cone up with another solution.) e ‘

~.
—

IV
Extensive use of the tax-increment from new development to pay for the costs of
rebuilding may well jeopardize the alternative use of the tax increment for: sharing
under the fiscal disparities act. A central city, such as St, Paul or Minneapolis o
should carefully welgh- the/potehtial benefit 1t is likely to receive from the fiscal
;Jdisparitiee act in coming years, as against seeking broad use of the tax-increment
financing approach 'to finance local rebuilding, particularly when other alternatives

x\\‘ ‘for financing rebuilding costs can be made ~available, such as use of community revenue—

, . -sharing funde. o Lo / _ ) ( - \ ‘
U - ’ AN % -

Cy T e POOTNOTES T0 DISCUSSION OF RECOIMENDATIQNS b , )
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N 12; Minneso;g:Statutee, Chap. 462, 12. ) | C

/

2, w.i.e&_l’zes» Match 18, 1968. | (

e

N "Philadelphians ‘Make Streets Safer, ‘The Natibnal Observer, May 5, 1973. .

\

. 4., The Hggee Associatiog Handbgg u:ban ‘Land Institute, Washington, D.C., 1964,

—~
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'Ihe Citizen /5\ League in recent years has published three other reporte ~on issues
closely related to those faced in this report. P

N ) ER
~ \

SR . Adequace Housing is NOW Everyone s Problem,\May 5, 1969 R - \

7/
y <o

; ' /
1

* Sub-Urbs in the City: Ways to Expand Participation and Representation tm

o ' Minneapolis Government, May 13, 1970 2
[, ' | S
PO Better Uee of Land and Housing, Aprll 30, 1971 ~ N o j\'

‘ " In the fall of 1972 the cgtizens League Board of Directors sensed the need to

further explore the issues relating to the future of older sections of the central = |-
eity -- both from the standpoint of maintenance and rebuilding. The Board was parti- o

cularly concerned about (1) ways which would serve to retain and continue to attract
individuals and families rapresenting a wide variety of income levels to the central
cities, and (2) ways whereby the city govexnment can broaden its role in assembling,

L acquiring and preparing land for- a variety of private uses, beyond the more tradi- -
S tional urban renewal efforts. ‘

- _AB a reault of tﬁis concern, -the Board author:!.zed the formation of the Rebuilding
in the Central City Comittee. : ( , o

, . N PR
\

O . . COMMITTEE MEMBERSHIP

v \ i N

A W
poc J

A total of 47 persons par;:ieipar.ed actively in the deliberations of the comittee.
following an initial sign-up of almost 100. Committee chairmsn was Gordon B} Donhowe,
vice president - treasurer, the Pillsbury Company'. Other members were: ,

N

| L Carl w. Kroening S

¢ - y / [N - ‘
The committee was assistect by Paul ‘A. Gilje, Citizens League associete director,

J@\Schroeder, research assistant:, and- Paula Herner of the clerical etaff/.

~ - / A . X
i \ ‘ ) , \ .

v~

John S. ,Adams (o ,Marv:l.n Geisnesa - Todd Jeffrey Lefko
; .+ 'Stephen Aldrich - ' Garolyn Golberg ~  Ernest K. Lehmann '
o  Walter Baum " 'Roger Hamkey = - ~  Oscar Lund ™
7/ ' Francis H. Boddy « Charles Hanna ’ Patricia T. Mcl(lnnie
‘ Pamela Brooke = Mike Hartigan . Maceo HMoody :
. William W. Cameron Ray Harris < Tom 0'Connell . ,
: - Elsa Carpenter " Gary Herzberg John Palmer ' '
" Y ' Robert Coifman = Paul Hilstad Daniel K. Petersonm,
Roger Comhaim +John G. Hoeschler : Stephen Peterson
‘John Cummings = Riley Housley - Arthur Reynolds
‘Hilld Dais ' .~ David Hozza ' Sidney L. Stolte '
Joseph Easley '~ Gerald A. Kennedy - Matthew Thayer '~ =~
Robert E. Engstrom * Theodore Kitos -+ \ James Therkelsen
s« Raymond K. Frellsem . Ken Koss - v /Imgene Treichel
[ Ray Gardner S \  Charles Kreimamn ' Robert Van Hoef

S




~

‘; asplatance from national experts who happened to'be in the Twiu Citles area. They .

z\consultant, Washington, D.C., director of planning team which prepared "The Homes
- Association Handbook™ for the Urban Land Institute. A

‘ committee progress.

. mendations. The committee went through about four drafts of findings and conclusionsf

" with:

- o WORR OF THE COMMITTEE | N L

The committee met 27 times from October 25, 1972 to May 21, 197 P
custom with other Cicizans League committees, the committee met alternately from week

to week in St. Paul and Minneapolis for the convenience of ccnwittee members and re-
source persons, \ N ;v L :
’ . ] ' / \
From late Qctober to mid—February the committee went through an extensive
orientation program during which time a variety of resource persons presented back—

\ground material and highlighted key issues in.maintenance and rebuilding. One ¢
Saturday morning in November the committee took a bus tour oi npighborhoods in St.

Paul 3nd Miﬂneapoiis nartated by Neil Gustafson, Upper Midwest Council.

(

Resource persons represented the city governments of Minneapolis and St. Paul,
neighborbood groups, Metropolitan Council, financial institutioms, federal 88233133’

‘Housing and Redevelopment Authorities, real estate agents, develonars, and owners.

-
intluoed Morton Isler, director, housing research, the Urban Inztitute, Weshington.
D.C.; Antheny Downs, executive vice president, Real Estate Resezrch Corporation,

Chicago, I11.; Cscar Newman, director, Institute of Planning and lousing, New York
University, Charles B. Wheeler, Jr., mayor; Kansas City, Mo., and Byron R. Hanke,

The committee was parcicularly fortunate, from time to time, 0 feceive

T
. /
{

. Isler discussed the work he and his staff have been daingjan housing managewment.
Downs outlined the market forces at work in central city rebulidiug issues. Newman
mentioned physical features which can help create a semse of nzighborhood. Wheeler

described Missouri's redevelopment company law, Hanke talked about the potential
application of the homes-association concept to older neighborhoods. { v

- A large number of barkgtound articleas and research reports were made evailablg
to the committee.

. Detailed rirutes were taken of the committee activity throvgh mid-February. A
large list of persone outside the committee received minutes so thevy could follow

PR

After completion of the hearing stage, the committee first reviewed a summary
of information presented to the committee. Then a draft of fi nd:ngs and conclusions
was prepared. ~ Peginning in mid—February the committee explored’ alternative recom-

and recommendat cng before completing its work.

|
\ !
J

Several committee members were rescurce persons in their cwn right; through
theirocwn activities ag members of neighborbood organizations as realtors, builders,
deve10pors, and as employees of public agenciee. ‘

In addition to the resource persons mentioned above, the cotmittee also met

; : |
John Borchert, director, Center for Urban and Regional Affairs, University of Minne-

sota '
Richard Brooks, supervisor of inspections, city of St. Louis Park
Jack Cann, Tenaats Union
——————————

! s

\
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o Robertfnronen,,executive directot, Minneapolis Housing and Redevelopment Authority
Peter §ngglg, former HUD project officer, Iowa Securities Company Lo
_Richard M. Erdall, president, Minneapolis City Council y s NN
-~ Curt Glaser, vice president\ Knutson Mortgage and Financial Corporat1on
Jack Gilbertson, area, office, Department of Housing and Urban Development » /
Robert Hall, assistant director, St. Paul Housing and Redevelopment Authority .
Edward Helfeld, executive director, St. Paul Housing and Redevelopment Authority
Daphne Krause, director, Minneapolis Age and Opportunity Center [ -
. Edith Lallier, Ramsey Action Programs
- .George Martens, realtor, former Alderman in Minneapolis
Trudy McFall, manager, housing programs, Metropolitan Council = = ,
Jameg Miceli, assistant city manager, City of St. Louis Park ! B )
W.E. (Bud) Nagle, director of the Model City Housing Bureau - N
_Tom 0'Connell, senior appraiser, Prudential Insurance Company ' a
Harmon T. Ogdahl, mortgage lender, member, State Senate .
DelRoy Peterson, director of development, City of Minneapolis
Ralph Quiggle, director of plamning, City of Minbeapolis N
- Gene Renieri, sssistant grants coordinator, City of St. Paul
Lee Robinson, chief housing inspector, City of Mimneapolis (now tetired)
Tony Scallon, president, Seward-West Project Area Committee ‘
Clarence Simomowicz, director, comprehensive planning, $t. Paul Planning Board
Tom Spseth, manager, Residential lMortgage Department, Eberhardt Company o
Fred Stahl, Model City Housing Bureau )
Thomas A. Thompson, city coordinator, City of Minmeapolis :
- : Merlin Toussaint, general manager, Real Estate Investment Department Prudential
o / Insurance Company
Charles Warner, area officeq Department of Housing and Urban Development
Al Wrobleski. Croaetoads Resource ‘Center . )
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“CONDITION OF HOUSING IN MINNEAPOLIS AﬁD ST, PAUL

statements about the condition of housing in Minneapolis and St, Paul. =

" The 1960 Census of Housing confalns‘subjective judgments of census takers on

“heavy reliance was placed on their ability to judge each unit individually.

. had previously conducted similar surveys in Minneapolis renmewal areas.

41~

7 BACRGROUND

Because of the inadequacy of available data, it is impossible to make precise

whether a dwelling was "sound", "deteriorating", or "dilapidated". The Census
intervievers were shown pilctures of each category during their training but

Problems arose since interviewers with different backgrounds and different valval
tended to judge the condition of housing with a variety of biases. ’

As a result, the 1970 Census of Housing asked more objective questions on condi-
tion of housing which related to plumbing, heating, type of foundation, etc.

Unfortunately, no one seems to have developed a weighting for the 1970 data which
would allow a comparison with the 1960 findings.

With ehis in mind, in 1972 the Metropolitan Counci! hired a consultant to develop '
a method for estimating the number of "deficient" and “substsndard" housing units
in the metyo area. In the study, exterior surveye were conducted of selected

census tracts in the seven-county metropolitan ares. The actual survey work was
done by staff members of the Minneapolis Housing and Redevelopment Authority who

The criteria utilized in determining which units were "daficient’ (Class II) or
"deteriorated” (Class III) were basically as follows:

* Class I housing units were those units which ware gound. .

" % Class II housing units were those that have a majdr deficiency whieh would
require rehabilitation of the units as distinguished from normal maintenance

which would include painting, or replacing a few shingles, or a window sill,
or yard maintenance.

* Class III housing units were those that are so badly deteriorated that they
could not be rehabilitated and therefore needed to be cleared

The classification was made on the basis of the exterior survey of the structure
and therefore does not include those homes which have a sound exterior but which
need major trehabilitation of plumbing, wiring or interior walls, ceilings or

. floors, The classifications, however, include those units which have some

exterior defects but which are in good interior coudition and are satisfactory
living units.

The classification was based entirely upon the condition of the housing unit
structure. Deteriorated garages, or other structures not used for housing.
poorly maintained yards, driveways, or sidewalks, or accumulation of junk or
garbage were not considered unless the housing unit was on the line between ' |
classifications. However, there was a strong correlation between the condition

of the housing unit structure snd the condition of the yard and adjacent build-
ings.



/ The methodology of the survey is based on the assumption that the median vaiue of
housing in a given tract is related to condition. Census tracts were selected in
the seven-county area to reflect a variety of value classifications., Wide geogra-

_ phic distribution was also sought. The exterior surveys were then taken in those _
tracts and weighted in relation to the number of tracts within each value classifi-
cation within the seven-county area. Exceptions to this rule were those census ’

—-tracts in which urban renewal or neighborhood development programs were under way. ,

In those cases, 1nd1v1dua1 estimates were made that were based on data provided by
the local HRA.

With this background in uind, the following couparative tabulation is made for 1960 ‘
and 1970~ : ‘ A ‘

NN

'Iable ) &
o USING CONDITION IN MZEEEAPOL S _AND ST, PAUL
L __y_i__nneapolgi_;g St Paul Suburbs# | _SMSA%®
1960 Census_of Housing: . ""
Sound - 133,397 (83;152) 88,694 (86.69%) 185 887 (93. 83%) 407,978 (88,53%)

Deterlorating 21,390 (13.342) 10,813 (10.56%) = 8,807 (4.44Z) 41,010 (8.897)
Dilapidated 5.624 (3,517) 2,803 (2.73%) 3,413 (1.722) 11,840 (2.56%)

" Total Units 160,411 102,310 . - 198,107 | 460,828

192; @trogolgsan Council Subsggd‘agg Housing Survey: 1. » /
Class T 132,504 (79.257) 93,725 (87.02%) 295, 761 (98.43%) 522,010 (90.79%)
Class II 27,283 (16.31%) . 10,601 - (9.84%) 4,000 (1.33%) 41,398 (7.20%)
Class IIT 7,409 (4.43%) _ 3,381 (3.132) 709 _(0.23%) _11.499 (2.00%)
" Total 167,19 107,707 300,490 574,904

# SMSA minus Minneapolis and St. Paul.
#* Anoka, Dakota, Hennepin, Ramsey, and Washingtou Counties.
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) »  FIGUREA 7
: CONDITION OF HOUSING IN MINNEAPOLIS AND ST. PAUL
;s . N T ]
~ ] - ;\ N - S - ] . _ ) /
N " MINNEAPOLIS |~ - © ST. PAUL

SOUND (79.25%)

DEFICIENT
(9.847)

 DEFICIENT
(16.31%)

#As indicated by median value ~ :
SOURCE: Matropolitan Council Substandard Housing Sutvey, Lorimer, Chiodo and Aasociates, Inc., Minneapolis,
Minnesota, Sept. 1972 N A
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* FUTURE TURNOVER OF HOUSING (N MINNFAFOLiS AND ST. PAZL

2
e
.t
Ca )
B s B KRS 4

i o

4]
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UNDER—UTILIZATION OF HOUSING IN MINNEAPOLIS ARD ST.fPAUL \

‘According to the l970 Census and subsequent reports of the Metro . ...an Councll,
a majority of the households in the Twin Cities area are effectively priced out

of the new housing market. ,

At the same time, large numbers of older but sound housing units in the centtal

cities are being increasingly "under-utilized" For example: /

* Prom 1950 to 1970, the percentage of dwner-occupied housing units 1n Minhn-
“apolis occupied by 1 or 2 persons jumped from 32.8 to 49.7 percent. In &t.
Paul, the percentage increased from 3q to 43.5.

. During the same 20-year period, the médian number of persons per owner-
- > occupled unit decreased from 3.2 to 2‘7 in Minneapolis and 3.4 to 3.1 in
St. Paul. By way of comparison, the median number of persons currently

" living in owner-occupied housing in the suburban portion of the ﬁinneapolls-
St. Paul SMSA 1s about 3.8, |

~ ‘ \
|

-~ % This accelerating under-utilization has left Minneapolis and St. Paul with

a total of 16,000 owner-occupied units with 2 or more bedrooms housing only
l person and another 17,000 units with 3 or more bedrooms housing only 2
persons.

At the same time, we seem headed for an unprecedented rate of natural turnovet

of housing on the open market because of dramatic shifts in the age compositibn
of our central cities. For example:

-~

. % From 1950 to 1970, the percentage of owner~occupied housing in units in.

Mihneapolia housing a head of household 65 years of age or older increased

from 18.2 to 29.7 percent. In St. Paul, the increase was from 18.4 to
26.3 percent. ‘

* This shift in the age structure of the cities now means that, in St. Paul.
‘and Minneapolis, over 32,000 owner-occupied,- single-family housing units
are occupied by persons 65 years of age or. older. Tem thousand of these’
single-family units are occupied by only one person over 65 years of age.

As 1s noted in Figure B, much of the elderly population is concentrated in areas
of Minneapolis and St. Paul in which sound housing exists.

- - ) . / * .
"INDICATORS" OF QUALITY OF EDUCATION IN THE TWIN CITIES AREA

Although generally-accepted measures of quality of education from one
school district to the next are not avajlable, comparisons inevitably are made,
utilizing such limited information as may be available. For example, two
measures used from time to time are the levels of funding and staffing available
to different school systems. While these measures are not to be regarded as the
only--nor necessarily the most important--ways to comnare quality of educationm,
they must be reckoned with because of their frequent use. ,

The tables on the following two pages compare the central city and
suburban school systems on levels of funding and staffing.
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Table 11 . 3
1971-72 STAIE AND LOCAL ADJUSTED OPERATING EXPENDITURES
(per | pupil unit in average daily membership)

’ School District Adi. Oper. Exp. School District Adi. Oper. Exp.
~ Golden Valley ’~ $1031 Chaska $ 747
; Hopkins - 1000 Burnsville , 747 )
- St. Louis Park . | 997 West St. Paul 744
Richfield 922 o Colunbis Heights 738
St. Paul _ 909 ' Osseo ) 737 . .
Orono . 904 ' Shakopee ' 723
St. Anthony - 893 Fridiey 711
Minnetonka 885 Inver Grove 702 '
South St. Paul - 862 Watertown 687
Minneapolis 860 South Wash., County 684
Edina ; 858 Lakevilile 677
Roseville ~ 850 Rosemount 665
Mound / i 850 Prior iLzke 650
Mahtomed{ N 849 Jordan 645
North St. Faul 847 ' Forest Lake : 638
Stillwater 830 New Frague \ 634
Brooklyn Center 819 Anoka 627 - \
v Spring Lake Park 786 ) Hastioga 626
Robbinsdale : 781 . Norwood-Young America 607
Centennial 776 ) Belle Piaine © 601
g Waconia . 758 ) . Farmingtou 598
Eden Prairie 756 4 S5t. Francis 589
White Bear Lake - 749 - Randolph 547
Table III

1971-72 TOTAL ADJUSTED OPERATING EXVENDITURES %
(per pupil unit in average ‘daily nmembership)

School District Adj. Oper. Exp, School District Ad]. Oper. Exp.
Golden Valley $1118 ' Chaska $ 776 ‘
- Hopkins - 1031 , Eden Prairie 769 N
' St. Louis Park 1013 ; Shakopee - 767
, St. Paul 993 Burnsville . 766
o Minneapolis . ;981 Wes% St. Paul 760
, Richfield , -~ 934 Coluwbia Heights 753
Orono B 925 ' Osseo 751 -
St. Anthony 905 Inver Grove 742
e Minnetonka - 897 Fridley = ’ 738
' Roseville ' 885 Watertown 719
South St. Paul 877 ; South Wash. County 711
Edina 87 Lakeville K% 709 .
‘North St, Paul 875 Rosemount , 698
Mound ' ‘ 870 ‘ - Jordan 691
Mounds View 863 ‘ New Prague 687 -
Mahtomedi 863 - . Prior Lake 669 i
Bloomington \ 860 . Forest Lake . 661 /
c Wayzata ' 856 . , Anoka ) 655
. Stillwater .- 85 ‘ Hastings : 652
Brooklyn Center 853 Norwecd--Young America 648
; Centennial 826 Belle Plaine , 644
Spring Lake Park ., 816 - x Farmington : 632
Robbinsdale 803 " , St. Francis } 626
Waconia o 801 \ Randolph , 571

11 ¢~ Rany T.ake 777



‘School Districe

Table IV

TRACHE_[_QQAPRDFESSIONQL/STUBERT RAIIO

Per 1000 gudents

School District

Waconia 52,97
Belle Plaine 51.10
North St. Paul 48,06
Hopkins . 47,06
St, Paul 46.99
Mound 46,80
Minneapolis _ 46,72
St. Authony 46,58
St. Louls Park ! 46,57
Richfield - - 46.38
Golden Valley - 46.31
Brooklyn Center 46.31
Minnetonka 46.07

. Shakopae 46 .04
_Watertown 45.57
‘Stillwater 45.32
Robbinsdale 45.29
New Prague . 45,006
Mounds View 44,464
¥White Beavr Lake 44,41
Spring Lake Park 44,37
Burusville

44 .35

Table V

oLhcnl District

Bogeville

Mahtomedi

Fridiey

' fenvennial

Chaska

Wsyzata
Farmington -
Colurbia Heights
Lakeville

Yiorth Branch
Tuver Grove
Edina

¥Yurest Lake

COBBeg

Bloonington
Wect St. Paul

 Oreno

Delano
Rosemount

4 “..Uc\a

#dets Prairie
5%. Fraucis

PEOFBSSIONAL/PARAPRQEBSSIQNALjSTUDENT RATIO

Per 1000 Students

Minneaspolis 67.65
St. Paul 63,44
Belle Plaine 61.45
Eden Prairie 61.39
St. Louis Park 61.06
Hopkins 60.46
. Shakopes 39.61
Watertown 59,46
Golden Valley 59.46
St. Anthony - 59,25
Delsno i 59.04
' Mahtomedi 58.79
Roseville 58.17
. Mound 58.02
_Richfield 57.97
Orcno 57.93
Waconia 57.40
Chaska 57.19
Minnetonka 57.04
Robbinsdale 57.02
- Brooklyn Center 56.91
‘Stillwater 55.30
Note:

Schaol District

hite Bear Lake
Horth St. Paul
Bumsville
Centennial

HWew Prague
Edina

Wayzata

Hoxeh Braanch

Pridley

Bloomington

" Columbia Helghts

Lakaowvwl 11e
Q530
Farmington
Hest St. Paul
Invar Grove
Mounds View
Spring Lake Park
Forest Lake
Rosemowunt

St. Francis
Anoka

6

. Per 1000 Sfuggggg

|
44.31
44.20
 43.94
S 43.48
43.43
43,21
42.97
42.87
42.74"
. 42.52
42,10
41,79
41,72
41,51
41,42
41,04
40.87
40.59
39.92
38.71
38.47
38.27

Per 1000 Students |

54.91

" 54.80
54.79 »
54.37 .
54.09

.~ 53.85
53.30°
53.08
52.99 -
52.98
52.94
52.94
52.66
52.50°

- 5245
52.04
51.80
50.53
50.15
49.10
47.27
46.48

The ratio lrtiVEd at in Table v results from taking the numbet of classroam

‘teachers plus one-fourth the number of full-time paraprofessionals (teachet aides,

etc.) times 1000 and dividing that figure by the number of students.

‘The same proce-

dure was followed in arriving at the ratio in Table V, except other professtonal
employees (counselors psychologists, libtarians, atc. ) are included.




\ Much of the stigma which evokes negat:lve :lmpressions of large central cities :
7, results from linking the conditions of certsain older, denmsely populated central
. SRR cities to all central cities over a certain level of population.
IR _ ‘
bsmg several key 1nd1cators of conditions in central cities, Tables VIi-X would
"~ \ seem to indfcate that Minmeapolis and St. Paul compare very favorably with other .»

large central cities and

-+, regarded so negatively. 7

especially with those central cities which are often
It 1s important to.note that a number of the "newer”

o cettral cities {n this tabulation (primarily western and southern) contain areas

{

‘Paul somewhat' mis leading.

AN S Teble VI

v S PERCERT OF POPULATION
‘ BELOW THE POVERTY LEVEL

"' Seattle

St. Paul

.~ Indianapolis

) . Hinneapolis
‘ . : Ml lwaukee

B J :,\Phoanix et g e
‘ ./ Denver o i
~ Log Angeles
San Francisco |
} Dallas '
.. +«  ¢Chicago
: Houston i
Pittsburgh
- Philadelphia
V\anfalo
Detroit.
o ' New York
v :Boston )
{ " _eWashington, D.C.
‘ ' Cleveland
‘Baltimore
~ St. Louis
b Memphis
\ ‘ ) Atlanta '
/ ; . Newark. - . P
K ' New Orleans

OO OO WO @ Do

pod ok frd b pd b et D
-

SN wRN h‘\lo\;ﬂ\a}o b‘&)h‘k?h‘&‘C)

s
P
.

.

"12.7

13.4
14.0

14.3 .

15.7
15.9
18,4
21.6

/

/Table VIl

~ _ which haven'’t yet been developed and which are suburban in nature because of
-~ large-scale annexations or nmergers with surrounding areas.
to make comparison with older, built-up central cities like Minneapolis and St.

This has a ‘tendency

L

MEDIAN FAMILY INCOME

Seattie

§ 11,037

New Orleans

7,445

\

.

N

Indianapolis 10,754
Sit. Paul 10,544

" Los Angeles 10,535
San Franclsco 10,503
Miiwaukee 10,262
Chicago - 10,242
Detroit 10,045
Dallas ' 10,019
Minneapolis 9,960 .
Phoenix - 9,956
Houston 9,876
New York 9,682

- Denver - . 9,654
Washington, D.C. 9,583 .
Philadelphia 9,366

- Boston 9,133
Cleveland 9,107
Baltimore 8,815
Buffalo 8,804
Pittsburgh 8,800
Mamphis 8,646
Atlanta / 8,399
St. Louis 8,182
Newark 7.735



L s .

V. PROJECTION OF EXTENT OF REBUILDING BY 1985

N

- Some idea of the nature and extent of rebuilding which reastically can be expect-~
| .ed to take place in St. Paul and Minneapolis by 1985 is offered in the report

.. Minnesota Land Use and Settlemént: 1985, authored by John R. Borchert, director,
Center for Urban and Regional Affairs, University of Minnesota and Donald D.
Carroll, former diﬁector, transportation planning, State Planning Agency. o

The report singles out a 60 square mile area within St. Paul and Minneapolis \
which was built up -before 1900-1910. - This area is most susceptible to redevelop~ *
ment, Fhe report said. But in at least two-thirds of this area, and possibly as
much as seven-eighths of it, the same housing stock will still be standing in
/1985, either remodeled or simply older and more worn, according to the report.
) /
| , What this means, of course, is that the vast majority of housing in the central
} cities will not be replaced for many decades, which, of course, points up the
: urgency of maintenance programs in older neighborhoods.

| The report offers different alternatives as to the rebuilding which might take
place in Minneapolis and St. Paul. The alternative with the moat extensive
rebuilding, which could involve up to one-third of the 60-square-mile area, would.
‘ - require a rate of clearance and redevelopment far in excess of recent rates, with
} two-thirds of the new units in apartment buildings. The most ccnservative esti-
mate of rebuilding would involve about one-eighth of the 60 square miles, with
two-thirds of the new units single family dwellings.

- "“The physical problem of aging aad deteriorating *{nner city' areas will be only
% partly solved and will mostly remain in the category of work unfinishe&;" the
report said. h
The central cities, combined, can expect between 15% and 40% of the new dwelling
units in the metropolitan by 1985, the report said. >

!
{

VI. INCREASING AREAS OF RENTAL OCCUPANCY

As is noted in Figures C and D, the number\and percenta 3 .

L ) ge of housing units in
Minneapolis and St. Paul occupied by renters has increased rather sﬁbstantially
from 1950 toﬁ1970. What is more important, an apparent conversion from owner to

rental occupancy is taking place on the fringe of enlarging area
from the older portion of the cities. §ng freas moving outward

A certain amount of this conversion is a reflection of demolition of fo

, rmer one
and two-familygﬁomes and their replacement with new multi-family apartments often
referred to as "2i-story walk-ups"., The conversion is, to some extent, also

taking place as large, single-family homes which were formerly owne
' -0 i ’
beiqg'converted to duplexeg or being rented out. y r~occupied are ;

N

In observing this trend, the committee is not objecting to the conversion from
owner to rental occupancy per se. Concern i{s merited, however, pecause of in-

creased problems involved in maintaining rental property as opposed to owner-
occupied. ’ ‘ \
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- The most dramatic example of this difference is in the expenditures for mainren-

ance “» owners of rental and cwner-occupied property. For example S. Depart-
ment «f Commerce data for 1970, 1971 and 1972 show the following uomparison of
per-unit waintenance expenditures between owner and rental propertizs. The
figures are based on a national sampleaon which projections for thae 65 million .
housing units in the nation were made.

Table XI - N
U. S. HOUSING MAINTENANCE PER UNIT PER YEAR

"Expenditures per Unit

Iepr | Rental Property Ownmer-Occupied Property
1970 ' / $ 168.24 $ 277,75
1971 J 198.45 297.74
1972 ’ 210.08 321.69

N &
I -1

BACKGROUND FOOTNOTES

Lorimer and Chiodo Aasociateq, Minneapolis, Minu. 1972,

"Data félloﬁing from the 1950 and 1970 Census of Population and 1950 and 1970

Censug of Housing U.S. Department of Commerce, Bureau of the Census,

"Selected Data for Districts Maintaining Elementary and Secondary Schools”
State of Minnesota, Department of Education, January, ;973

1bidc . ! N

“Staffing Schools in the Twin Cities Metropolitan Area", Educational Research
and Development Council, University of Minnesota, St. Paul, December 1, 1972.

ibid.

~

Data following from the 197QACensus of Housing and 1970 Census- of quulation,
U.S. Department of Commerce, Bureau of the Census.

"Residential Alterations and Repairs", U.S. Department of Commerce, Social and
Economics Statistics Administration, Bureau of the Census, 1972,

&




Table VIII '

. PERCENT OF UNITS BUILT SINCE 1965

l
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" Table IX

PERCENT OF UNITS QWNER-OCCUPTIED :

. Washington, D. cV"

St. Louis

" New Orleans

LI ]
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Dallas 20.0%. Phoenix " 63,47
Houston . - 18.5 “Indianapolis " 6l1.2.
Indianapolis 15.3 Detroit 59.9
. Memphis 15,2 Philadelphia 59.6
Phoenis - 15.0 Memphis . 56.3
Atlanta 12,3 St. Paul 35,7
Denver "11.3 Seattle 53.8 7
Los Angeles 9.1 Dallas 52.5
Seattle 8.7 Houston - 52.4
Washington, D.C. " 8.7 Denver 50.2
Baltimore 8.3 Pittsburgh 50.0
St. Paul _ 8.1 - Minpeapolis 49,0
New Orleans 7.3 Mt lw~ukee Y 47.4
Milwaukee 7.2 Cleveland " 45.9
Minneapolis 6.8 ‘Baltimore 44,2
Boston . 5.9 Buffalo 43.6
Chicage 5.6 Atlanta 41.0
"~ New York 4.9 ‘Los Angeles 40,7
Philadelphia 4.6 St. Louis 40.4
Newark 4,1 New Orleans 38.2 -
San Francisco 4.0 Chicago 34.8
Pittsburgh 3.9 San Francisco : 32.5
St. Louis 3.2 Washington, D.C. 28.2
Detroit 2.0 Boston 27.1 ¢
Cleveland 2.0 New York 23.5
.Buffalo 0.6 Newark 19.8 -
- Table X ‘ N
‘PERCENT CF UNITS WITH OVERCROWDING
, Seattig 3.6%
, ’ " Minneapolis 4.2
‘ Buffalo 4.7 .
St. Paul 5.5
_ Denver 5.5 L
. Philadelphia 6.3 , '
- Pittsburgh 6.4
San Francisco R 7.1
Milwaukee 7.3 ’
Cleveland 7.4
Detroit 7.5
Boston 7.6
Indianapolis, N 8.2
- Los Angeles 8.3
Baltimore 8.7
Dallas 9.0
/ Phoenix 9.2 {
_ Chicago .9 \
Houston 2
New York .3
7 Atlanta 0 .
Memphis W1
2
7
3
A
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PIGURE C
INCREASED AREA OF HIGH RENTAL OCCUPANCY IN MINNEAPOLIS
(1950-1970) 7
t#“;.,_ s >
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Percent of housing units
which are renter occupied
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1950 . 1970

SOURCE: 1950 and 1970 Census of Housing, U.S.

Department of Commerce, Bureau of the
Census




FIGURE D

INCREASED AREA OF HIGH RENTAL OCCUPANCY IN ST. PAUL
(1950-1970)

76.01

1950

1970

Percent of Housing Units
Which Are Renter Occupied

+70%

50%-70%

SOURCE: 1950 and 1970 Census of Housing, U.S.

Census
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Department of Commerce, Bureau of the




ABOUT THE CITIZENS LEAGUE .

The Citizens League, founded in 1952, is an independent, non-partisan educa-
tional organization in the Twin Cities area, with some 3,600 members, specializing
in questions of government pianning, finance and organization,

Citizens League reports, which provide assistance to public officials and
others in finding solutions to complex problems of local government, are developed
by volunteer research committees, supported by a fulltime professional staff.

Membership is open to the public.

The League's annual budget is financed by
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businesses, foundations, and other organizations.
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