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SCOPE OF REPORT 

The purpose of the report is  t o  review one of the newest par t s  of the  
Urban Renewal Program, Neighborhood Rehabilitation. Included in t h i s  w i l l  be an 
examination of what t h i s  program consis ts  of, t ha t  it attempts t o  accomplish, the  
means used t o  a t t a i n  t h i s  end, the various problems encountered i n  the program and 
a report of t h e  general findings azd recommendations, 

I11 addition t o  reviewing the general program of neigwoorhood rehabi l i ta t ion 
the report also reviews the specif ic  project which has been propoeed f o r  the 
Harrison area of the near north s ide of Minneapolis. The various problems en- 
countered i n  Neighborhood Rehabilitation a re  then analyzed in terms of t h e i r  appli- 
cation t o  his  specif ic  p r ~ j e c t  and the report  concludes with our findings and re- 
c o m n u a t i m s  . 

BACKGROUND AND R%EWl! DEVELOPM3WTS 

Neighborhoos~ehabi l i t a t ion  i s  a par t  of the National Housing Act and was first 
introduced in to  the act i n  1954, T n i s  concept of housing byrovemnt d i f f e r s  from 
the more comon method of slum clearance i n  that- through the urban renewal homes 
are  preserved and rehabi l i ta ted rather  than acquired and demolished. To quote from 
the law: 

"'Rehabilitation! or  1conservationl may include the restorat ion 
and renewal of a blighted, deteriorated, or deteriorating area by (1) 
carrying and plans f o r  a program of voluntary, repair  and rehabi l i ta t ion 
of buildings o r  other improvements i n  accordance k i t h  the urban renewal 
plan; (2) acquisitj-on of r e a l  property and dernolition of buildings and 
improvements thereon where necessary t o  eliminate unhealthy, unsanitary 
or  unsafe conditions, lessen density, eliminate obsolete or other uses 
detremental t o  the public welfare, o r  t o  otherwise remove or  prevent 
the spread of bl ight  or  de ter iora t im,  or t o  provide land fo r  needed 
public f a c i l i t i e s ;  (3) ins ta l la t ion ,  construction, or reconstruction, 
of such improvements as described i n  clause (3) of t h e  preceeding sen- 
tence; and (4) the disposition of any property acquired i n  such urban 
renewal area (including sale,  i n i t i a l  leasing, o r  retention by the  
loca l  public agency i t s e l f )  a t  its f a i r  value fo r  uses in accordance 
with the urban renewal planett Sec. 311 of the Housing Act of 19%. 

The extension of federal  a id  t o  help i n  the  improvement of pa r t i a l ly  blighted 
neighborhoods recognizes th peculiar problems of older areas of the ci ty .  These 
problems include population, t ra f f ic ,  varying condition of dwellings, public faci- 
l i t i e s  tha t  are  often i n  a s t a t e  of disrepair,  conflicting land uses, the gengral 
i nab i l i t y  of individual home owners t o  change the declining nature of t h e i r  neigh- 
borhood by the i r  s ingle  e f fo r t s  and, i n  addition, the inab i l i t y  o r  unwillingness 



of l o c a l  government t o  take the s teps  necessary t o  reverse the  trend, 

With neighborhood rehabi l i t a t ion  the  res idents  of these  older, ye t  healthy 
neighborhoods and the  City a s  a whole, have an opportunity t o  systematically up- 
grade a gradually declining area  before it requires  the more drastic slum clear-  
ance, 

Urban renewal which includes both redevelopmsnt o r  clearance and rehabi l i t a -  
t ion,  i s  not new t o  iulinneapolis. Two la rge  clearance pro jec t s  i n  Glenwood and 
Gateway Center have e i t he r  besn accom?lished o r  a r e  present ly  being completed. 
These involved the acquis i t ion of all but a few s t ruc tures  within the  project  
boundaries, the  clearance of these buildings and the  resa le  of  the cleared land t o  
p r iva te  developers and public housing. This was necessary because of the  extremely 
poor condition of most s t ruc tures  which precluded t h e i r  improvement, Neighborhood 
Rehabil i tat ion however, has not previously been attempted i n  Minneapolis and the 
proposed project  i n  t he  Harrison neighborhood is t h e  first such e f f o r t  employing 
t h i s  means of urban renewal. 

The procedures followed i n  a r ehab i l i t a t i on  pro jec t  are .the-sqme as t h a t  f o r  
redevelopnlent. The l oca l  renewal author i ty   us t first receive authorization from 
t h e  l o c a l  governing b o a  and the Federal Urban Eenawal Authority t o  make necassary 
surveys and plans and t o  prepare a plan for  the  rehabi l i t a t ion  of a pa r t i cu l a r  
area. This plan must then be approved by these  pa r t i e s  before the  project  m y  be- 
gin. 

The approval by the l o c a l  governing body rndst include findings t h a t  "(1)  the 
f i nanc i a l  a i d  to  be provided i n  the contract  i s  necessary t o  enable t he  contract  
t o  be undertaken i n  accordance with t he  urban renewal plan; (2)  the  urban renewal 
plan w i l l  afford maximum opportunity, consis tent  -&th t he  sound needs of t he  loca- 
l i t y  a s  a whole, f o r  the rehabi l i t a t ion  o r  redevelopment of the  urban renewal area  
by pr ivate  enterprise;  (3) the urban renewal plan conforms t o  a general p lan f o r  
the  development of the l o c a l i t y  a s  a whole; and (4) the  urban renewal plan gives 
due consideration t o  the provision of adequate park and recreat ional  areas  and 
f a c i l i t i e s ,  as  may be desi rable  for neighborhood improvement, with spec ia l  consider- 
a t i on  f o r  t he  health, safety,  and welfzre o f  children res iding i n  the general 
v i c i n i t y  of the s i t e  covered by the plan.I1 Sec. 105, Housing Act of 1961. 

I n  the Harrison area  the  llinneapolis Housing and Redevelopment Authority was 
given authorization by the Winneapolis Ci ty  Council i n  J u l y  1958, and by the  
Federal Urban Renewal Administration in January 1959 t o  proceed with the surveys 
and plans t o  prepare a plan fo r  the  rehabi l i t a t ion  of the  neighborhood. I n  order 
t o  f i n d  out w h a t  the  major problems i n  t h i s  area were, several  small s tud ies  and 
a twenty p r  cent random sample of the  1,100 famil ies  i n  the a r ea  was nade. A s  a 
result of t h i s  work the or ig ina l  Harrison Plan of more than a year ago contemplated 
t h e  same iinprovements a s  the  present revised plan with exception of t he  inclusion 
of a l imi ted  buffer drive on the northern edge of the area  t o  el iminate through 
t r a f f i c  from the res iden t ia l  a t ree t s .  This plan did  not envision the upgrading of 
Olson Highway from an expressway t o  a freeway and a s  a r e s u l t  d id  not an t i c ipa t e  
changing the  cmmercial  center on Olson and Penn Avenues. However, the  S t a t e  
Highway Department subsequently directed t h a t  t h i s  change would be mcessary and 
the  Housing and Redevelopment Authority had t o  revise  the plan t o  accomodate it. 

I n  the interim a f t e r  the or ig ina l  plan and accompanying maps and t h e i r  re- 
visions were completed, the res idents  of the neighborhood were asked if they would 
l i k e  t o  organize t h e i r  neighborhood i n t o  sect ions  and blocks i n  order t o  meet 
more read i ly  and discuss informally, t h i s  proposed p l m .  This was done as a means 



of educating the res idents  as t o  the effect  of t h i s  plaii on t h e i r  property and t h a t  
surrounding them. I n  addition, t h i r t y  major meetings and many informal discussions 
have a l s o  been held over the  past  several  months f o r  fu r the r  discussion. 

The plan has a l so  been ?resented extensively t o  t he  community in various in te r -  
es ted groups, the Ci ty  Planning Commission, the  Capi ta l  Long Range Improvements 
Committee, and t o  t h e  Ci ty  Council and i t s  Roads and Bridges Committee. This Commit- 
t e e  fu r the r  requested t h a t  the Iiousing and Redevelopment Authority send estimates of 
the cos t  of necessary improveinents t o  affected property owners in the area. Follow- 
ing approval by t h e  City Flanning Commission the  f i n a l  remaining ac t ion  before the 
plan may be implemented l i e s  i n  i t s  approval by the Ci ty  Council and the  Urban Re- 
newal Administration, I n  accordance with the S t a t e  Law, the Ci ty  Council held a 
public hearing on May 16, 1962 and t h e  plan is now d i r e c t l y  before them f o r  t h e i r  
approval, 

SCOPE OF CONMmE ACTIVITY 

Because of wide community i n t e r e s t  and t h s  impact urban b l i gh t  nas on t h e  en- 
t i r e  c o m i t y  t he  Board of Directors of t he  Cit izens League assigned t h i s  project  
t o  i ts Urban Renewal Committee. The committee, under i t s  Chairman S tua r t  W.Rider, 
Jr., has h e l d 7  meetings and heard both t he  proponents and t h e  opponents a t  three  
of i t s  meetings, I n  addition, t he  committee has had severa l  discussions with the 
s t a f f  of the Housing anil Redevelop.n?nt Authority and with  other in te res ted  and ex- 
perienced persons. The conrmittee has not inspected spec i f i c  proper t ies  nor has it 
examiried t h e  various procedures by which ce r t a in  proper t ies  have been designated f o r  
de f in i t e  or  possible acquisition. Neither has it surveyed the neighborhood t o  l ea rn  
the  view of individual residents. 

The c o r z i t t e e l s  purpose has been t o  review the proposed project  generally, t o  
hear both the proponents and opponents and f i n a l l y  evaluate tlxis pro jec t  =d its 
a f f ec t  on the  community. Our review has produced the following recommendations and 
major conclusions. 



R E  oi9lENDAT IONS 

We urge the  Minneapolis C i t y  Council t o  approve the  Harrison Neighborhood 
Rehabi l i ta t ion Project  i n  s c b s t a n t i a l l y  i t s  present  recommended and r e - ~ i s e d  form, 

CONCLUSIONS 

1. The general  prograni of Neighborhood Rehabi l i ta t ion appears t o  be a use- 
f u l  and helpful  means by which neighborhoods t h a t  a r e  p a r t i a l l y  b l igh ted  can be 
improved and r e s to r ed  t o  a heal thy condition, This w i l l  r e s u l t  from in tens ive  
co& enforcement, spo t  removal of de te r io ra ted  s t r uc tu r e s  and extensive improve- 
ments of publ ic  f a c i l i t i e s  which w i l l  upgrade the condit ion of property, and im- 
prove t he  r e s i d e n t i a l  cheracter  of neighborhoods, 

2, The Harrison Neighborhood seems t o  be wel l  se lec ted  a s  the  first p ro j ec t  
of t h i s  nz tu re  i n  Minneap~l i s ,  This  r e s u l t s  from an assessment of prevai l ing 
neighborhood s p i r i t ,  the general  good condit ion of  dwellings i n  t h e  a r ea  and i t s  
des i rab le  location,  

3 .  Became i t  w i l l  be the  pioneer p ro jec t  employing t h i s  type of urban renew- 
al, it would be  des i rab le  t o  see  t h i s  p ro jec t  x t a r t e d  i n  order t o  judge how e f f ec t -  
i ve  Neighborhood Rehab i l i t a t ion  w i l l  be in preventing t he  spread of b l i gh t  and' re- 
s to r ing  sound neighborhoods i n  t h e  older areas  of the  City. 

4. S t r i c t  enforcenient of codes a d  t h e  public improvements an t i c ipa ted  i n  
t h i s  a rea  would not  be s u f f i c i e n t  t o  meet the problems of b l i g h t  whtch exist i n  
t he  area, because it would lezve som of the  badly dilapidated s t ruc tu r e s  standing, 
I n  addition, t he  Ci ty  would receive  no c r ed i t  f o r  its work as a p a r t  ~f the  t o t a l  
cos t  of improving the  area.  The owners of propsr ty  would normally be required t o  
pay f o r  two-thirds of ths  c o s t  of public improvements ins tead  of  the  one-third 
t h i s  p ro jec t  r equ i res  f o r  paving, 

The s u b s t a n t i a l  co s t  t o  owners f o r  improving t h e i r  property nay be eased 
by spec i a l  Hone Improvement Loans if they de s i r e  them, i n  addi t ion t o  reduced 
assessment f o r  C i t y  i,nprovernent. The primary r e spons ib i l i t y  and c r e d i t  f o r  the  
general  upgrading as wel l  as its success mst be placed on t h e  owners and r e s iden t s  
of  t h e  neighborhood. 

5. Adequate provis ion e x i s t s  fo r  re loca t ing  those displaced bj- the taking of 
t h e i r  property e i t h e r  i n  t he  p r i va t e  market o r  in pls5lic housing i f  they  qual i fy ,  'w Inequfties- between anwhat sn rimer is compensateci f o r  h i s  proper ty  
and the c o s t  of comparable housing elsewhere a r e  the r e s u l t  of the  laws governing 
emherit domain r a the r  than any weakness i n  t h i s  proposal. 

6. bTe r e a l i z e  t he r e  w i l l  be some businesses t h a t  w i l l  be displaced and forced 
t o  close. However, o thers  w i l l  benef i t  i n  t h a t  they w i l l  receive moving expenses 
i n  addi t ion to  cowensat ion f o r  proper ty  which they would not  receive i f  taken by 
the Highway Departmnt f o r  a new freeway on Olson Highway. 

7. Some of the  businesses w i l l  be permitted t o  re loca te  i n  a shopping cen te r  
which is planned f o r  the project .  T b  a r e a  designated f o r  t h i s  c en t e r  may be 
unreasonably small  if many of the  present l o c a l  merchants des i re  t o  l oca t e  *thin 



i t  and consideration should be given t o  i t s  expansion i f  t h i s  develapes. The 
suggestion fo r  pre-plan contracts  between the  Housing and Redevelopment Aathority 
and the displaced business owners f o r  re locat ion back i n t o  specif ied areas  i n  the 
project  seems t o  be impractical  and probably unworkable. %is is because of the  
problem of obtaining financing f o r  a new building t o  be constructed i n  t he  fu ture  
and t h e  e a r l y  determination of the p r o f i t s  of such a business.. The present assur- 
ances which a r e  wri t ten i n to  the plan seem t o  be adequate t o  protect  those neigh- 
borhood businesses t h a t  desi re  and a r e  able t o  loca te  again i n  the area. 



Sl.I'MFlARY OF CRITICISMS OF THE PRCPCSED HAR_ISOM NEIGIiBORHOOD PROJECT 

Following a r e  those cri t icisins of the proposed pro jec t  which have been brought 
t o  the  at tention of the Urbzn Renewal Committee during the course of our review and 
t h e  committee's general appraisal  of the v a l i d i t y  of the  cri t icisms. 

1, Criticism:: Property owners of botfi homes and businesses are  inadequately com- 
pensated f o r  t h e i r  property t o  the  extent  t h a t  they cannot buy a 
comparable house o r  buildings elsewhere i n  t h e  City. 

Cormnittee Comment: - The committee recognizes t h i s  ex i s t  pa r t i cu l a r ly  
i n  bl ighted areas where t he  s a l e  p r i ce  of a building r e f l e c t s  
the general condition of the  neighborhood. However, t h i s  is 
not caused by the  Urban Rehabil i tat ion Program but r a the r  by 
the  l imi ta t ion  of t he  Laws of eminent domain which operate in 
t h i s  manner i n  any public taking of property. 

2. Criticism: It is feared there  w i l l  be insuf f ic ien t  housing i n  the Ci ty  avail-  
able  f o r  those displaced by the  project. 

Committee Comment: This argument is  without merit i n  t h a t  present r e a l  e s t a t e  data  
and information from the  Housing Authority ind ica te  a more than 
adequate supply t o  absorb those displaced. 

3, Criticism: The Plan does not make adequate provision f o r  those displaced t o  
re turn  t o  the  area. 

Committee Comment: It i s  recognized tha t  the new housing to be b u i l t  and t h e  l o t s  
avai lable  f o r  sa le  w i l l  not  permit a l l  of those displaced t o  
re turn i f  they all  des i re  t o  do so. However, since it is un- 
l ikeljr  that  a subs tan t ia l  number of  the previous res idents  will 
want to return,  the present provision t o  give p r i o r i t y  i n  all 
new housing and i n  the  s a l e  of l o t s  t o  t h i s  group seems t o  be 
adequate t o  meet the  need. 

4, Criticism: Displaced businesses w i l l  not be compensated f o r  t h e i r  goodwill, 

Committee Cornlent: The committee recognizes t h i s  often subs tan t ia l  l o s s  t o  bussi- 
ness, pa r t i cu l a r ly  i f  they are dependent on the neighborhood. 
However, t h i s  too is  a possible weakness i n  t he  laws of eminent 
domain 2nd not a p a r t  o f  the Plan. I n  addition, these busines- 
s e s  would assume t h i s  l o s s  in any case because the  S t a t e  
Yighway Department would eventually t ake  them f o r  the  new free-  
way on Olson Highway. 

5. Criticism: The freeway on Olson Highway i s  unnecessary as is  a service drive 
adjoining it. 

Committee Comment: This argument has not been documented, pa r t i cu l a r ly  i n  view of 
the  f a c t  t h a t  the  Highway Department has found, based on an 
extensive study, t h a t  such a change w i l l  be necessary. Further, 
the  Department has expressed i ts  in t en t  regarding this route, 
and the portion of t h e  rou te  within Minneapolis i n  t h e  Harrison 
a r s a  has been approved by the C i ty  Council, 



6. Criticism: Businesses acquired will not be able to  re locate  in  the neighbor- 
hood. 

Committee Comments: While i t  i s  t r u e  t h a t  a considerable number of businesses w i l l  
be displaced some of these are  probably dependent on a l a rge r  
market Khan t h i s  neighborhood and therefore c o d d  locate  e lse-  
where without being harmed. It i s  probably t rue  tha t  some 
neighborhood merchants w i l l  be forced out  of business. However, 
t h e  Plan provides for  a new small shopping center f o r  several  
of them that  a re  able and desi re  t o  move i n t o  this new center. 

7. Criticism: Displaced businesses have the r igh t ,  p r i o r  t o  Council approval of 
the project ,  t o  the  assurance, through signing of spec i f ic  contracts 
with t h e  Housing & Redevelopmnt Authority, t h a t  they w i l l  be able  
t o  re locate  i n  the area. 

Committee Comments: Such e a r l y  pre-Plan contracts  would probably be unworkable and 
i m p r a c t i c a  because of the  d i f f i c u l t y  of businessmen in obtain- 
ing e a r l y  f inanc ia l  support and t h e i r  own l z k  of ce r ta in ty  in 
desir ing t o  re locate  i n  t h e  area. The Plan guarantees f o r  those 
l oca l  mrchants  who are able and des i re  it, t h e  pos s ib i l i t y  of 
locat ing i n  the  new shopping center. This provision, as with 
a l l  wri t ten and apprcwed pa r t s  of t h e  Plan cannot be changed 
without the approval of t he  Ci ty  Council. 

8. Criticism: It i s  an infringement of individual freedoms t o  use the power of 
erninent domain t o  force  ce r t a in  property owners t o  improve t h e i r  
property t o  t he  extent  of acquiring addi t ional  property t o  enlarge 
the i r  l o t s ,  

Committee Comments: We a re  not i n  a posit ion t o  judge t h e  l e g a l  va l i d i t y  o f  t h i s  
argument, it i s  of minimum inportance i n  the Harrison Neighbor- 
hood s ince the use of t h i s  power could a f f ec t  only two dwellings 
which otherwise meet minimum housing code standards. The com- 
mittee f e e l s  t h a t  under the circumstances the  pro jec t  should 
not be jeopardized on this account. 

9 .  Criticism: Because of proposed public and pr ivate  improvements t he  assessed 
valuation of property in the  project  w i l l  be increased. 

Committee Comments: While i t  i s  t rue  that there  probably w i l l  be an increase i n  
t he  valuation f o r  property t ax  purposes of improved homes and.  
some s l i g h t  increase because of paving, t h i s  is consis tent  wit11 
the prevail ing general theory of  property taxes t h a t  valuation 
should r e f l e c t  the  sale  value of t h e  property. Also t h i s  i s  a 
problem outside the scope of this project  and is one of general  
concern t o  property w e r s  throughout t he  City. 



What i s  Neighborhood Rehabil i tat ion? 

Neighborhood Rehabi l i ta t ion i s  a program of Urban Renewal whose nain purpose 
a s  s e t  fo r th  by Congress i n  the Federal Housing Act of 1957 i s  t o  prevent older, ye t  
bas ica l ly  sound neighborhoods i n  c i t i e s  from sl ipping i n t o  slums. This i s  accomp- 
l i shed  by encouraging and aiding property owners, i n  addit ion t o  enforcing the l o c a l  
codes, i n  se lected pro jec t  areas  t o  improve t h e i r  s t ruc tures  and bring them up t o  
a t  l e a s t  mininnun code standards. I n  addition, the  l o c a l  government pa r t i c ipa t e s  i n  
t h i s  general  up l i f t i ng  of the neighborhood by improving public f a c i l i t i e s  such a s  
parks and s t r e e t s  a t  minimal cost  t o  the  residents.  Neighborhood r ehab i l i t a t i on  is 
a systematic plan t o  upgrade gradually declining areas  before they require the dras- 
t i c  slum clearance action which was necessary i n  C-lemood and Gateway Center, This 
approach t o  urban renewal d i f f e r s  from clearance in t h a t  most of t he  homes can be 
saved and res idents  continue t o  l i v e  i n  the  neighborhood while only the  di lapidated 
and non-conforming buildings a r e  rernoved, A t  the  s m  time, however, those dwellings 
t h a t  remain often r e w i r e  some work t o  bring them up t o  standard. This is accomp- 
l i shed  within the  plan through housing inspections and enforcement of t h e  code, In 
pract ice ,  however, neighborhood rehabi l i t a t ion  can only be r e a l l y  successful  i f  re- 
s iden ts  of  the  neighborhood des i re  it and are  wi l l ing  t o  dedicate some of t h e i r  
resources and much of t h e i r  energy t o  improving the  eritire a rea  i n  which they l ive ,  
This program therefore,  requires  an even grea te r  involvenrent by the res iden ts  of 
t h e  a rea  than any other form of arbail renewal and as a r e s u l t  must be b u i l t  on a 
base of  understanding, cooperation and an iden t i f i ca t ion  with the  neighborhood by 
a l l  those l i v i n g  withh it, 

Because of t he  po t en t i a l  affect  of such a program on the fu tu re  a b i l i t y  of the 
c i t y  t o  cope wi th  its problems of b l i gh t  and decay and the r e su l t an t  cos t l y  azfec t s  
on law enforcement, schools, recreation,  heal th  and taxes, rehabi l i t a t ion  of  neigh- 
borhoods is important t o  everyone i n  t h e  en t i r e  c i t y  i n  addit ion t o  res iden ts  of 
t he  affected neighborhocd. The renewal of any neighborhood has a d e f i c i t e  a f f ec t  
i n  s t ab i l i z ing  the  older areas  of the  c i t y  and thereby reducing the fu tu re  cost  of 
decay and slum, In  addition, these improvements can have a psychological a f f e c t  
i n  creat ing a desi re  i n  adjacent neighbors t o  continue t o  keep up t h e i r  property. 
Comnrunity wide grgups have an i n t e r e s t  i n  t h i s  pa r t i cu l a r  project  i n  t he  Harrison 
neighborhood because it i s  the f irst  a t  tempt in. Minneapolis t o  employ these  pa r t i -  
cu la r  too ls  of urban renewal and it is desirous that the conrmunity t r y  t h i s  p m  jec t  
in order t o  judge t hem effectiveness.  This i s  pa r t i cu l a r ly  s o  since rehabi l i t a t ion  
has been suggested a s  a mans  of improving other neighborhoods i n  the  c i ty ,  notably 
the  Hay-Lincoln, Hall, and North Iiish area of North Minneapolis, t h e  lower St .  An- 
thony neighborhood of Northeas t f i ~ n e c p o l i s ,  and the Seward area of South Minneapolis. 

Why Harrison Neighborhood w a s  Selected, 

The Harrison neighborhood is a 42 block area  of lower North Ninrieapolis, locat-. 
ed jus t  west of t h e  renewed Glemood Ftedevelopment Area and South of Olson &morial 
Highway with  Basse t t t s  Creek and the  Grsat Northern ra i l road  t racks  forming the  
south and west boundaries. 

C i ty  surveys indicate  t h a t  60% of the homes i n  the  neighborhood meet present 
c i t y  standards a s  established i n  the housing and zoning codes, However, some spot  
b l igh t  and d i s r epa i r  e x i s t s  i n  the remaining LO$ of the  structures.  The e n t i r e  
area  contains 723 buildings. Of these 169 a r e  l i s t e d  f o r  possible acquis i t ion and 
removal. Substant ia l  r epa i r  will be needed i n  20% of the  remaining dwellings and 
only minor improvement necessary i n  about 50% of the remaining structures.  There- 



fore, action a t  this time would be worthwhile i n  tha t  with only minimal clearance 
and general repair  t h i s  neighborhood should be able t o  combat the spread of blight 
which has already begun t o  affect  it. 

The Harrison E?eighborhood was selected as the f i m t  project of this  nature i n  
Minneapolis because of the community s p i r i t  in the area, the generally good condi- 
t ion  of the homes, and its desirable location. The unified community s p i r i t  which 
exis t s  i n  this area is the r e s u l t  of an ident if icat ion on the par t  of a substantial  
number of the residents with t h i s  area as I1w neighborh~od~~. This a t t i tude  has ex- 
i s t ed  for  many years going back t o  a large Finish C o m i t y  which se t t l ed  here and 
continues t o  support it, Eiany of the families are  2nd and 3rd generztions of the 
original  settlement and evidence a desire to  remain i n  the neighborhood. 

The stabile character of the residents i s  observed by the fac t  tha t  60;k of the 
project area 9s homed owned with s ingle family dwellings predominating. I n  addition, 
the neighborhood has generally good community f a c i l i t i e s  i n  surrounding parks, an 
elementary school, churches and commercial centers. 

From a locational point of view the Harrison area is also desirable in t h a t  it 
adjoins the Glenwood Urban Renewal project on the east. This project which involved 
t o t a l  clearance of the worst slum i n  the c i t y  has seen the canstruction of new dwel- 
l ings and public f a c i l i t i e s  which have def in i te ly  benefited Harrison, I n  fact,  one 
of the public improvements i n  t h a t  project, t he  Harrison Park, w i l l  be a par t  of the 
local contribution t o  the cost of tk project. The location of Harrison is  close 
t o  downtown employment and shopping and can be quickly reached e i ther  by Olson 
Highway or Glenmod Avenue. The en t i r e  neighborhood i s  desirably surrounded by parks 
on the e a q  and west, by a future depressed freeway on the north and by a park and 
rai l road tracks on t h e  south. It i s  thus a pleasantly isolated and yet  in tegra l  
pa r t  of lower North Minneapolis, close t o  services and pleasant t o  l ive  in. 

What w i l l  Neighborhood Rehabilitation ~ccomplish j.n the  Harrison Area, 

The t o t a l  renewal of the Harrison neighborhood w i l l  require the acquisit ion of 
blighted structures and reuse of the cleared land fo r  housing, freeways and a new 
commercial center, b r e  i q o r t a n t l y  it w i l l  a lso see a concentrated enforcement of 
c i t y  codes by c i t y  inspectors in  addition to substant ial  public improvements. 

A s  was previously noted there may be a possible 169 buildings removed from the 
area. However, t h i s  group is divided i n t o  93 which w i l l  def ini tely be acquired and 
76 tha t  may possibly be acquired, O f  the 93 under defini te  acquisition, 57 w i l l  be 
needed f o r  extended r ight  of way f o r  a freeway on Olson Xighway, 10 for the  new 
Penn-Olson Shopping Center, 3 f o r  the Glenwood-Cedar Lake Shopping area and the re- 
maining 23 w i l l  consist  of various spot parcels throughout the area tha t  are  i n . a  
c r i t i c a l  s t a t e  of disrepair,  and are a blighting influence on the neighborhood, 

The additional 70 properties scheduled for  possible acquisition are scattered 
throughout the neighborhood and are presently in serious violation of the hausing 
o r  zoning codes. In order t o  remain the owners w i l l  be required t o  rehabi l i ta te  
the i r  s t ructures  i n  compliance with the appropriate c i t y  codes and regulations. If 
they do not desire t o  bring the i r  pro2erty up t o  these standards then the Housing 
and Redevelopment Aut'nority w i l l  acquire and remove them. The Housing Authority 
anticipates tha t  approximately one-half of t h e  owners w i l l  choose the option t o  
remain and complete the rehabi l i ta t ion while the Authority w i l l  have t o  acquire ths 
remaining 40-45 tha t  do not desire t o  do th is ,  



Wore than r ehab i l i t a t i on  w i l l  be required f o r  13 of t h e  proper t ies  under pos- 
s i b l e  acquis i t ion.  Eleven of .these 1 3  dwellings, i n  addi t ion t o  being below code 
standard, a r e  in v io la t ion  of p l a t t i n g  regula t ions  i n  t h a t  they occupy 25 f t .  lo t s .  
This severe crowding has had a detr-tal a f fec t  on these  propert ies.  I n  order t o  
a l l e v i a t e  t h i s  t h e  Housing Authority w i l l  acquire t he  a l t e rna t e  dwellings and sel l  
the  c lea red  land t o  the adjoining property owners. These remaining owners must then 
purchase t h e  adjoining 12% f t .  piece of l a n d  fo r  approximately $350-450 o r  e l s e  the  
Housing Authority w i l l  t ake  t h e i r  property and assemble the  e n t i r e  t r a c t  f o r  resa le .  
These p roper t i es  a r e  a t  the  ends of Clocks and con t rad ic t  the  otherwise east-west 
p l a t t i n g  i n  t he  block and could otherwise be e n t i r e l y  c lea red  and resold  i n  confor- 
mance wi th  t h i s  regular p la t t ing.  

The general  improvement of the  major number of t he  remaining 554 s t r uc tu r e s  
w i l l  be accomplished through encouraging owners t o  ma!! improvements and by snforce- 
ment of c i t y  codes by the c i ty .  This w i l l  be done by having inspectors  check each 
horn f o r  v io la t ions  of the codes a d  then informing t h e  m e r  o f  what he must do t o  
br ing t he  proper ty  up t o  standards. Some of t h i s  has a l ready been accomplished a s  
the Housing Authority has inforned owners of dwellings which have been inspected of 
the  approximate cos t  of r epa i r s  they must make. Within a reasonable time following 
t h i s  inspection t he  inspectors  may then begin t o  enforce t h e  code by the  usual  means 
of i ssuing warnings and then tags  f o r  v io la t ions  i f  the  owner has not taken ac t i on  .: 
t o  remdy them. 

The inspectors  used i n  t h e  project  w i l l  be supplied by t h e  c i t y  on a con t rac taa l  
arrangement with t h e  Housing Authority. The cos t  of t h e  2 inspectors de t a i l ed  t o  
t h i s  a rea  w i l l  b e  included as a p a r t  of t h e  btal pro jec t  co s t s  and divided between 
t he  Federal government and the Ci ty  on t he  regular  2/3-1/3 basis. The inspectors  
w i l l  be located in an o f f i c e  within t he  p ro j ec t  area  so  t h a t  affected. owners may con- 
s u l t  wi th  them about t h e i r  property and what they nust do t o  bring it up t o  t h e  
standard, 

Property owners w i l l  a l so  be asked t o  comply wi th  a voluntary code which covers 
many aspects of home improvement concerned with the  appearance of the property but 
not  covered by t h e  housing code. These standards, which a re  important f o r  the  con-. 
t inued maintenance of the appearance of t h e  neighborhood, are directed at  the ex- 
t e r i o r  appearance of t h e  s t ruc tu re  and the general  upkeep of the  surrounding proper- 
ty. However, these standards cannot be enforced by the  c i ty .  

F'ublic improvements i n  Harrison a r e  subs t an t i a l  and include s t r e e t  paving, 
curbs and gu t te r s ,  new sidewalks where the present  ones a r e  inadequate i n  addi t ion 
t o  some work in Basset t  's Creek Park. These inprovements, wi th  the exception of  
one-third of t h e  paving cos t  which w i l l  be assessed t o  t he  property owners, w i l l  be 
p a r t  of t h e  p ro jec t  co s t s  t o  be paid  with urban renewal funds. Normal City proce- 
dure i s  t o  assess the  property owner f o r  bra-thirds of t he  paving cos t  and a'il of 
t he  o ther  costs. 

The Ci ty  has  scheduled tb Harrison a r e a  f o r  repaving as pa r t  of t h e  city-wide 
r e s iden t i a l  paving program. I n  an t i c ipa t ion  of approval of t h e  project  t h e  C i ty  
Engineer has n o t i f i e d  a l l  the u t i l i t i e s  t o  make t h e i r  underground repa i r s  t o  pre- 
pare t he  s t r e e t  f o r  repaving. The various u t i l i t i e s  have e i t h e r  completed %his 
work o r  are present ly  engaged i n  it. The C i ty  Paving Zngineer an t i c ipa tes  paving 
next  year if t he  p ro jec t  is *proved. Should p ro j ec t  approval be delayed o r  re- 
jec ted t he  paving would a l so  be delayed. 



A substant ial  change ir, the plan from the i n i t i a l  proposal of about a year ago 
i s  the upgrading of Olson Highway from zn expressway to  a freeway, The State  High- 
way Department has dezinitely inciicated its in tent  to  do t h i s  and has issued the 
preliminary design f o r  the ent i re  route. The portion within finneapolis, including 
t h a t  bordering along the northern boundary of Harrison, has been formally approved 
by the City Council. A problem remains i n  (1) nsgotiating the f i n a l  disposition 
of Harrison area properties which w i l l  be taken fo r  the freeway; (2)  the t ransfer  
of these costs t o  the Highway Department, and (3) the t i m e  a t  which t h i s  w i l l  be 
accompli&hed, A s  a par t  of t h i s  clearance f o r  the freeway, the State  Highway Depart- 
ment i n  i ts  plan f o r  the freeway has included a frontage road along the freeway from 
Knox t o  0liver.This road which i s  extension of the previdusly procosed m?e% Drive 
w i l l  i n i t i a l l y  a id  in eliminating through t r a f f i c  from the res ident ia l  s t r e e t s  and 
w i l l  be a pa r t  of the loca l  contribution to the total project costs. 

The c i t y  w i l l  a lso receive credi t  for  a share of the local  grants  i n  a id  al- 
ready made el ig ib le  by the Harrison park-playground, These improvements and those 
contemplated i n  the plan should do much t o  improve the  general appearance of the 
neighborhood and help t o  s tab i l ize  it. 

Means Used to  Accomplish, the Project 

The various urban renewal tools  which w i l l  be employed t o  accomplish t h i s  proL 
ject  include the public taking of spot parcels anc? the enforcement of c i t y  codes 
and regulations in addition t o  the voluntarg code. To a id  owners i n  t h i s  work, 
specX& loans w i l l  be available through FHA and possible special  loans f o r  business- 
man by the Small Business Administration. 

The taking of land i n  e i the r  the definite or  possible acquisitiorSwil1 follow 
the normal procedure enpsloyed f o r  th is  purpose by the Housing and Redevelopment 
Authority. This includes an appraisal of t h e  f a i r  market value f o r  a l l  properties 
t o  be acquired by two independent professional r e a l  es ta te  appraisers hired under 
contract w i t h  the Housing and Redevelopmnt 4-uthority. On the basis of this ,  the 
Authority w i l l  make an offer  to  the  owner and attempt t o  negotiate the sa le  of the 
property, If an agreement cannot be reached within 60-90 days, then the Authority 
w i l l  f i l e  for condemnation proceedings wherein the court, through i ts  appointed 
commissioners w i l l  make an appraisal and award the compensation given to the owner. 
Either the owner or t h e  Authority nay then ppsal and request a jury trial, at which 
the f ina l  determination w i l l  be made. Ths Authority a f t e r  f i l i n g  for  condemnation 
w i l l  give the owner 90% of the estimated vdue  of the property, thereby permitting 
the individual t o  move when he desires, even before the final. award by the court. 

The major new feature of t h i s  mthod of urban renewal, the concentrated en- 
forcement of c i t y  codes and regulations, w i l l  be perfomed by c i t y  inspectors to  
be contracted for  by the  Housing and Redevelopment Authority. By th is  means it 
i s  expscted that structures tha t  are presently declining o r  have various weaknesses 
can be corrected and improved. The inspectors w i l l  make a thorough inspection of 
each structure looking for  possible v io la t  ions of c i ty  housing, health, f i r e  and 
zoning codes. The owners w i l l  then be not if ied of these and given a reasonable time 
in which t o  remedy the s i tua t ion  o r  a t  l e a s t  take action evidencing intent t o  make - -. 
$he necessary repairs. I f  they refuse t o  do so, the local  codes w i l l  be enforced 
by issuance of warnings and l a t e r  by tags which carry with them f ines  fo r  the viola- 
tions. 



I n  order t o  make it possible for  low income owners to make these repairs and 
finance them, a special  provision, Section 220, of tk National Housing Act, pro- 
vides that mortgage insurance assistance and home improvemnt loans be provided by 
the Federal Housing Administration, which w i l l  permit longer-term financing of the 
necessary home improvements a t  a lower r a t e  of in teres t  than the normal home im- 
provement loans. A s  s ta ted  by th Senate Committee reporting on the b i l l  in 1954, " (This) committee believes t h i s  (assistance) t o  be an integral  par t  of any p r o g r a  
tha t  has as  i ts objective the elimination md prevention of slums and the rehabili-  
ta t ion of our c i t ies ,"  Through the avai labi l i ty  of these loans it w i l l  be possible 
f o r  many of the affected property owners with insufficient income t o  remain i n  the 
neighborhood and conform with the code standards, 

Likewise, the Small Business Administration has recently indicated t h a t  special 
loans w i l l  be available for businesses displaced from the area tha t  desire t o  re- 
locate and re-establish t h e i r  business, provided they qualify for  such a loan, By 
t h i s  means it i s  hoped tha t  some or* the Olson-?enn merchants may f ind  i t  economical- 
ly feasiblz  t o  relocate i n  a new shopping center i n  the project, i n  addition t o  aid- 
ing those businesses t h a t  desire t o  locate elsewhere, 

A provision of an ea r l i e r  plan, which would have made the voluntary code, which 
is s l i g h t l y  above the existing c i t y  code, the basis 02 enforcement i n  the  area for  
25 years and have restrictec! the use and minimum condition of properties for  such 
a period, has Seen removed from the  plan. This provision, which was very controver- 
sial, has been eliminated, other than for those properties which are accpired by the 
Authority. Property so acquired w i l l  be subject t o  the' higher code and when the 
land is  sold there w i l l  be a deed res t r ic t ion  limiting i t s  use to the standards of 
the plan. This res t r ic t ion ,  which would have lasted for  25 years, may ds:, be re- 
duced, so that ,  following development of the land i n  conformance with the plan, the 
buyer would then be given a ce r t i f i ca te  of compliance releasing him from t h i s  higher 
standard and leaving the  housing code a s  the basic standard. 

A s  a part of the plan, rezoning of the area w i l l  permit a greater density w e s t  
of Penn Avenue but reduce it eas t  of Penn. This w i l l  generally recognize the pre- 
sent use and in no way permit extensive changes i n  the character of the neighbor- 
hood, Thus, i f  apartnents are bu i l t ,  they must conform t o  the general density pat- 
te rn  and provide suff icient  surrounding land to m e t  the resident ial  development 
around them. It i s  not anticipated, because of t h i s  density restr ic t ion,  tha t  the 
cleared parcels w i l l  be sold for multiple dwellings but rather f o r  single and double 
family dwellings. The resoning i n  the plan w i l l  a lso eliminate the co-rcial s t r i p  
along Glenwood Avenue and permit only the present commercial establishments t o  con- 
tinue t h e i r  operation. Further conunercial use is  contemplated in a small neighbor- 
hood shopping center which would be s out h of the present Olson-Penn c o m r c i a l  
center. 

A s  a resul t  of theplzn, the rezoning, and improvements i n  the  neighborhood, 
the area w i l l  continue t o  be primarily resident ial  with approximately the present 
number of families. The homes that are cleared w i l l  probably permit somewhat more 
intensiva resident ial  use than in the par t ,  However, t h i s  is not thought t o  be so 
significant as t o  do more than replace the number of persons displaced by the pro- 
ject ,  There w i l l  be no public housing but primarily a continuation of the present 
neighborhood of private single family dwellings. In  addition, a la rgs  pa r t  of 
future land use w i l l  be allocated t o  the freeway on Olson Highway and t o  a l e s se r  
extent a smll  enlargement of the park adjoining Bassett I s  Creek. h substant ial  
change in land use w i l l  occur in the block between Oliver and Penn, which is planned 
f o r  the new neighborhood shopping center t o  replace the existing one which w i l l  be 
taken by the freeway. 



Relocation of Persons Displaced by the  Project .  

Because of the  clearance of some homes and the  pa r t i cu l a r  hardship cases caused 
by code enforcement, it is expected t h a t  approximately 233 of the  1,100 fami l ies  i n  
t h e  a rea  w i l l  be displaced. For these persons t h e  re locat ion s t a f f  of the  Authority 
w i l l  o f f e r  ass is tsnce i n  locat ing housing wi thin  Harrison o r  elsewhere i n  t h e  City. 
This s t a f f  w i l l  be centered a t  a loca t ion  within t h e  p ro jec t  t o  a i d  i n  t h e  immediate 
problems of those affected by Authority action. New homes f o r  s a l e  or r en t  w i l l  be 
offered t o  such displaced persons f o r  a period of at l e a s t  90 days befare they a re  
offered t o  others. I n  addition, r e s iden t i a l  moving expenses up t o  $200 w i l l  be paid. 

The majority of those displaced w i l l  go i n t o  p r iva te  housing. General r e a l  
e s t a t e  data  indicate  t h a t  the re  a re  approximxtely 900 dwellings un i t s  per  month 
avai lable  f o r  between $40-50 and an addi t ional  945 avai lable  a t  $9-60 per month. 
It i s  unknown t o  what degree thsse  u n i t s  may be substandard, but it seems reason- 
able t h a t  approximately 145 famil ies  would havenno d i f f i c u l t y  i n  f inding adequate 
housing i n  the p r iva te  market within the  three-year period of t h i s  project .  

O f  the t o t a l  233 fami l ies  displaced, approximately 90 would qualify, because 
of t h a i r  income, f o r  public housing. If they should des i re  t o  go i n t o  t h i s  housing, 
the re  a r e  su f f i c i en t  avai lable  un i t s  for them. IGith over 1,000 u n i t s  of public 
housing f o r  f a n i l i e s  and a 25% turnover per  year, t he r e  a r e  approximately 20-25 
u n i t s  available per  month. I n  addition, the re  w i l l  be 1,050 u n i t s  of housing f o r  
the  e lde r ly  i n  the  next few years. I n  t h e i r  case money received f o r  property ac- 
quired as par t  of -the plan w i l l  not be considered when the  a s se t  l imi ta t ions  are  
cletennined. Parsons displaced by the project  w i l l  have p r i o r i t y  f o r  admission t o  
publ ic  housing i f  they a re  e l ig ib le .  

Som of the displaced res idents  w i l l  have t h e  opportunity t o  buy back i n t o  the  
area i f  they desi re ,  a s  the re  w i l l  be 22 l o t s  f o r  s a l e  f o r  s i ng l e  or  tvo-family 
dwellings. The p o s s i b i l i t y  of t h e  Housing 8: Redevelapment Authority' s e i t h e r  reno- 
vating prssent  s t ruc tures  or constructing new ones t o  accommodate these  displaced 
would require  t h e i r  operation as u n i t s  of public housing, which seems undesirable 
given the  close concentration of such housPng in Glentrood. 

The problems of re locat ion i n  t h i s  p ro jec t  a re  not a s  d i f f i c u l t  as e i t he r  those 
in Glenwood o r  Gateway Center because of the smaller number, the  generally b e t t e r  
economic s i t ua t i on  of those displaced, and the  increased amount of  public housing 
available.  I n  fac t ,  i n  t he  past  year t he  Housing &Redevelopment Authority has suc- 
c e s s f i l l y  relocated 150 persons displaced by sF tes  f o r  housing f o r  the  elderly.  By 
comparison, the re locat ion of fami l ies  i n  Harrison is s ign i f i c an t l y  smaller, s ince  
t he  period f o r  relocatioll  i s  longer and should thereby permit a smoother assimila- 
t ion  of those displaced by the pr ivate  housing market and public housing. 

Relocation of Dimlaced Eusinesses. 

The displacement of businesses and t h e i r  re loca t ion  presents many nore diffi- 
c u l t  and complex f ac to r s  than t ha t  encountered i n  individual  and family relocation. 
A major problem i n  t k e  resettlement of businesses i s  the  loss of goodwill and the  
resu l tan t  need t o  rebui ld  satronage, This i s  p a r t i c u l a r l y  acute f o r  those merchants 
t h a t  depend almoa'c e n t i r e l y  f o r  t h e i r  market on the l o c a l  neighborhood trade. For 
other businesses t ha t  look t o  a l a rge r  area, poss ibly  including the whole c i ty ,  t he  
problem is l e s s  acute a s  presumably any cen t r a l  locat ion would f u l f i l l  t h e i r  needs. 
I n  addi t ion t o  the d i f f i c u l t y  of f inding net: locat ions ,  the re  i s  a l so  the problem 
of the marginal operator t h a t  w i l l  probably be forced out of business i f  he is  dis- 
placed, a s  he w i l l  l ~ c k  tk c a p i t a l  necessary t o  begin a new enterprise.  



Within Harrison these problems a re  seen i n  the p l i gh t  of  the businesses located 
on Olson Highway because they w i l l  be taken f o r  the  fu ture  right-of-way f o r  the free- 
way. On .this s t r e e t  there  a r e  present ly  21 c o m e r c i a l  establishments s i t ua t ed  pap- 
titularly a t  Penn Avenue & Olson Highway and I n  one block between Knox and Lo@ 
Avenues, The nature of these two concentrations is  subs t an t i a l l y  d i f f e r en t  in tha t  
businesses i n  the l a t t e r  loca t ian  generally depend on a la rge  market d i c h  is brought 
t o  the area v i a  Olson Highway. Businesses located here include two furn i tu re  s to res ,  
a woodworking supply company, a TV repa i r  shop and a miscellaneclrs off ice .  However, 
between Penn and Olson t h e  commercial establishments a r e  more dependent on loca l  
neighborhood t rade  and presumably would be damaged if required t o  move out of the  
area, I n  t h i s  block, and the  in te rsec t ions  of Oliver and Penn, one f inds  two gas 
s ta t ions ,  one drugstore, one clothing s tore ,  one cleaners, one neat  market, two gro- 
cery s tores ,  one dairy  store,  one hardware s tore ,  one beauty shop, one taproom and 
an auto p a r t s  store. A s  can be seen, nost  of these  s t o r e s  a r e  dependent on the 
l oca l  neighborhood, especial ly  the food and da i ry  s to res ,  drugs, laundromat, cleaners, 
hardware, and beauty shop, i n  addit ion t o  possibly a gas s t a t i o n  and the  taproom. 
Since t he  freeway w i l l  ul t imately take them, it would probably be desi rable  if they 
were acquired by the EIousing and Redevelopment Authority, s ince they will receive 
moving and relocation expenses i n  addit ion t o  compensation f o r  t h e i r  property which 
they would not receive i f  condemned by the Highway Department. 

Because of the  dilemma of these businesses and the  d e s i r a b i l i t y  f o r  t he  neigh- 
borhood t o  have these  shopping f a c i l i t i e s ,  i n  addi t ion t o  concern by groups, the  
Housing & Redevelopmnt Autharity contracted f o r  a market survey which indicated 
t h a t  t h e  neighborhood could support a l imited neighborhood shopping center  within 
the  area. The survey suggested t h i s  could bes t  be located d i r e c t l y  south of the  
present commercial core on Clson &: Penn s ince it would be cen t r a l  t o  the neighbor- 
hood and adjacent the  previous business location. It would provide space f o r  four  
o r  f i v e  businesses of a l oca l  nature, such as a food s tore ,  hardware, drugstore, 
laundromat and cleaners, and a beauty shop, i n  addit ion t o  a possible  gas s ta t ion.  
This new shopping center was fuy ther  incorporated i n  the  Plan and now rgquires the 
Housing and Redevelopment Authority t o  sutmit the  c leared land i n  this designated 
area  t o  the elcisting businesses f o r  a period of six months before it can be of fe red  
on the  open market, I n  fact ,  it may be possible  fo r  those businesses t h a t  des i re  
t o  loca te  i n  the  new center t o  continue a t  t h e i r  present s i t e s  u n t i l  the  new f a c i l i -  
t y - i s  constructed and then mQve i n t o  it with no l o s s  of goodwill. I n  the  event tha t  
the  pr ice  f o r  the property is reducedlat e r  t o  make it more a t t r ac t i ve ,  l oca l  busines- 
s e s  would again be given first chance t o  s ~ b m i t  bids on the land at the  new price.  
The new conmrc ia l  core w i l l  require the  acquis i t ion of U houses. Many of these  
dwellings a r e  in poor condition, but a few are s t i l l  subs t an t i a l l y  adequate. 

It would be desirable t o  develop the  new center  as a unit .  However, t h i s  would 
still  permit individual merchants t o  awn t h e i r  property, but  would simply be a means 
of in tegra t ing  the  various stor.es. 140 def in i te  .zxhi tectural  p lans ' fo r  the  cen te r  
ex i s t ,  as t h i s  w i l l  be a pa r t  of the  negotiat ions between the various businesses, 
t h e i r  needs, and the Authority. A s  constructed, t h i s  provision of the  Plan i s  
g r e a t u  dependent on the cooperation of the small businessmen present ly  operating in 
the neighborhood, as the  site i s  not suf f ic ien t  f o r  the  construction of a la rge  
supermarket, which the market study indicated t h e  a rea  would not  be ab le  t o  support. 
Present large commercial shopping centers  ex i s t  on both Glenwood and Cedar Lake Road 
and i n  the  Glenwood Shopping Center on Girard and Olson Highway, both of which a re  
c lose  t o  the neighborhood, 

Even with t h i s  p ovision, however, it i s  recognized t h a t  t he re  w i l l  be ce r t a in  
businesses t ha t  w i l l  probably be forced t o  close. These include th ree  of the 
present food and dairy  stores,  the  clothing s to re ,  the book s tore ,  one of the  gas 



stat ions and the taproom. I n  regard to the food and drug stores,  a problem present- 
l y  exists i n  that a couple or" the smal l  groceries are  profi table  only because the 
opsrator has low ren t  by l iving i n  the rear  of the s tore,  This kind of cperation 
would not be permitted i n  any new store and, as  a resul t ,  it i s  questionable whether 
these part icular  merchants would be able t o  survive i n  a new building with i ts higher 
renta l  and overhead, The problem of the taproom concerns the a b i l i t y  of the business 
t o  g e t  a license elsewhere and may largely depend on the a t t i tude  of the people in 
the area and the action of the Council. The other businesses seem t o  be oriented to 
the neighborhood t o  a lesser  extent t h m  the above mentioned and may be able t o  find 
locations which are  as sat isfactory elsewhere, It i s  quite possible tha t  cer ta in  
businesses may desire t o  leave the area, thsreby relieving the competition f o r  the 
new shopping center. 

Objections t o  the Pro.iect 

The major opposition to the project has come from three organized groups, the 
Plymouth-Olson-Glen~~ood Associat ion, the Glenwood Civic League, and the Glenwood- 
Olson Neighborhood Association. Their concern b s  been with the  displacement a i d  
relocation of individuals and businesses and the s i tuat ion of the remaining owners 
a f t e r  tlw project i s  completed, 

The objections raised against the Plan whhh have to  do with the displacement 
and relocation of individuals include the unfair compensation fo r  property, the In- 
a b i l i t y  of displaced owners to  come back in to  the area, and the inadequate housing 
available in tb c i t y  fo r  those t o  be relocated. 

The argument about .unfair compensation of property centers on the  f ac t  that  
owners are  insuff icient ly compensafjed t o  buy a similar dwelling elsewhere in the 
city. This inequity, if  it exists,  i s  the resul t ,  however, of the operation of the 
laws 4f eminent domain under which property i s  taken fo r  public purposes. In accor- 
dance with these laws, the governmnt is..not permitted t o  pay more than the value of 
the property i n  i ts e x i s t h g  location. A s  s resul t ,  i f  a horn i s  within a low value 
area, t h i s  w i l l  have a direct  affect on the value of the horn and probably reduce it 
i f  compared with i t s  location i n  another higher cost area, This problem of the 
difference between compensation and the cost  of comparable housing elsewhere i s  one 
which par t icu lar ly  af fec ts  those displaced from blighted neighborhoods and slums, , 
However, in Harrison t h i s  s i tuat ion is not as  severe as  it was, f o r  instance, i n  
Glenwood, since the general condition of property i n  t h i s  area is substantially 
bet ter ,  and f a i r  market values should ref lec t  this .  It my even be possible t h a t  
many of the owners of acquired proparty w i l l  be able t o  buy comparable housing f o r  
the compensation they receive for  the i r  hone, 

The ,mt ter  of the a b i l i t y  of persons displaced by the project t o  come back in to  
t h e  area has already been discussed, It is recognized tha t  there simply w i l l  not 
be room within the.new houses i n  the neighborhood f o r  a l l  those displaced t o  return 
i f  they desire. However, there w i l l  be a l imited number of new houses and r e n t a l  
uni ts  made available, ar,d these must be offered t o  such displaced persons f o r  a 
period of a t  least. 90 days before they are  offered to  others. I n  addition, there 
w i l l  be approximately 22 l o t s  f o r  sale  which previous mers i n  the area may buy, 
It is extremely unlikely tha t  all of the displaced residents w i l l  desire t o  come 
ba'ck i n to  the area and existing provisions of the  Plan do make some limited allow- 
ance f o r  them t o  do so. 

To the objaction tha t  tbere i s  an inadequate amount of  housing available in the 
c i t y  f o r  those displaced it is t o  be noted tha t  the data  of r e a l  e s t a t e  l i s t i n g s  
make it apparent tha t  there w i l l  be adequate housing f o r  those t o  be relocated, both 
within the private and public housing rcarkets, The present supply of private hous- 



iag i s  more than su f f i c i en t  t o  absorb those displaced. Since t h e  project  w i l l  be 
ca r r ied  out over the next t h r ee  years, it i s  reasonable t o  assume tha t  housing 
would be avai lable  even if  the presant market should decline. 

The d i f f i c u l t i e s  of businesses t h a t  a r e  a c q ~ i r e d  by the Authority and t h e i r  re- 
location, a s  suggested, a r e  more com2lex and d i f f i cu l t .  However, the same problems 
of d i spa r i t y  between the compensation owners receive f o r  t he i r  buildings and the 
cost  o f  comparable s t ruc tures  elsewhere a r e  enc~un te red  i n  business dis locat ion a s  
in r e s iden t i a l  displacement. I n  addition, there  is  the 3u r the r  l o s s  of goodwill, 
pa r t i cu l a r ly  i n  the  l o c a l  neighborhood esteblishment, which is not included i n  th 
compensation. This i s  analgous t o  the l o s s  of neighbors and friends,  i n  addit ion 
t o  attachments t o  t h e i r  homes, suffered by home owners. However, again, t h i s  i s  
theresu l t  no t  of t h e  Plan but the operation of the laws regarding the  public taking 
of property which do not  provide f o r  such compensation. However, t he  businesses 
a r e  paid f o r  a l l  t h e i r  moving expanses. 

I n  the  case of businesses located on Olson Highway, tk Plan is benef ic ia l  
since the proper t ies  w i l l  be acquired f o r  t he  freeway i n  any event. As a r e su l t ,  
the  addi t ional  re locat ion service  and the  moving expenses which the Housing Authority 
can pmvide is an incentive,  because the  Highway Department aannot pay f o r  these  
expenses. The problem which r e su l t s ,  however, i s  a matter of timing, s ince i t  is 
unl ikely  the S t a t e  w i l l  acquire the property fo r  seven years, while the Housing 
Authority w i l l  complete acquis i t ion within the next t h r ee  years. However, unless 
these proper t ies  a r e  included i n  t he  Plan, t h s y  w i l l  not  be l a t e r  e l i g i b l e  fo r  the  
relocation cost  when the  S t a t e  begins t o  take them i n  addit ion t o  the f a c t  t h a t  un- 
l e s s  the  new shopping center  is provided i n  the  Plan som businesses w i l l  not be 
able t o  move back i n t o  the area. There has been some obJection t o  the plans of 
making Olson Highway a freeway and the constru.ction of the service  drive t o  t h e  
so@h of the roadway. This decision, however, was t he  r e s u l t  of t h e  Twin C i t i e s  
Area Transportation Study (TCATG) which indicated the need f o r  a high capacity f ree-  
way from west of Ninneapolis i n to  the cen t ra l  b l~s iness  d i s t r i c t ,  generally i n  t he  
v i c in i t y  of Olson Highway. The Highway Department does not ant ic ipate  tha t  even the 
addit ion of l snes  from the present median s t r i p  separating the  roadways on Olson 
Highway would be s u f f i c i e n t  t o  meet the demands o f  t r a f f i c  desi r ing t o  use t h i s  
route i n t o  the  City. The service  drive which is now included is an extension of 
the  buffer  drive of an e a r l i e r  plan f o r  the area, which would have eliminated f i ve  
of the c o m e r c i a l  buildings i n  addi t ion t o  15 residences. The purpose of t h i s  drive 
was t o  eliminate through t r a f f i c  from re s iden t i a l  s t ree t s .  This p r ~ b l e m  of inter- 
n a l  neighborhood t r a f f i c  w i l l  probably in tens i fy  a s  Olson Highway becomes more 
crowded and unahle t o  handle the t r a f f i c  u n t i l  it is improved o r  converted i n t o  a 
free~iay, The heavy vehicle movement through the  neiginborhood has a detrimental  
effect  on the value of the  property and c rea tes  addi t iona l  hazards f o r  res idents  of 
the  area, 

A representative of the Plymouth-Olson-Glenwood Association indicated there  
has been a general  lack of  comm~nication by the Housing and Redevelopment Authority 
with l o c a l  merchants i n  the  area  i n  order t o  give them an opportunity t o  explain 
where they would l i k e  t o  relocate.  They f e e l  t ha t  t he  Housing Authority should dis- 
cuss t h i s  with t h e  affected businesses and then a l loca te  the land i n  the  neighbor- 
hood i n  accordance with  t h e i r  desi res ,  To implement t h i s  suggestion i t  was propseed 
tha t  before the  plan i s  f i n a l l y  accepted wr i t t en  guarantees be given those businesses 
desiring t o  re locate  i n  t he  a rea  and tha t  t h e i r  general location be spec i f ica l ly  
determined i n  the  Plan. There i s  some uncer ta inty  t o  what degree t h i s  agreement 
must exist between a l l  business i n t e r e s t s  but it was irldicated t h a t  it should in- 
clude a majority of the businesses. This suggestion, however, of prearranged agree- 
ment would appear t o  be d i f f i c u l t  t o  implement and probably impractical. This re- 



s u l t s  because of the  d i f f i c u l t y  of small  businesses t o  conclude such an agreement 
years  bsfore  they ac tua l ly  move. Variolls circumstances i n  the in te r im might d i c t a t e  
t h a t  such a f u tu r e  operation would be i np ro f i t ab l e  and the  merchant would then have 
t o  back out  with r e su l t an t  a f f ec t s  on the  plan which would have provided space f o r  
the  business. There is a l s o  the  d i f f i c u l t y  of forc ing a contrecting pa r t y  that i s  
unable t o  meet h i s  p a r t  of  ths bargain t o  comply and const ruct  a building f o r  a 
business he decides w i l l  be unprofi table.  Furthermore, many of the  ex i s t ing  small  
businesses are l imi ted  i n  t h e i r  a b i l i t y  t o  continue operations p rof i t ab ly  wi thin  
the  present  loca t ion  t o  say nothing of a f u tu r e  more expensive operation i n  a new 
building. 

It is feared t h a t  t he  procedures and manner which the Housing & Redevelopment 
Authority employe in handiing t h e  businesses i n  the  Harrison project  w i l l  be the  
model f o r  f u tu r e  Authority Action i n  other a reas  such as Plymouth Avenue. For t h i s  
reason businessmen outs ide  of the  p ro jec t  are i n t e r e s t e d  i n  what ac t ion occurs in 
Harrison. This f a c t o r  evidences t h e  importance of t h i s  project  as tkie  first of  i ts  
type i n  E'lirieapolis and t he  concern t h a t  it be ca r e fu l l y  drawn and executed. However, 
t h e n  i s  nothing t o  suggest t h a t  the i den t i c a l  problems and so lu t ions  t o  business 
d i sp lacemnt  i n  Harrison w i l l  necessary be t h e  basis f o r  f u tu r e  r ehab i l i t a t i on  and 
clearance elsewhere. It is t o  be e.qected t h a t  the experience af t h e  Authority 
gained i n  each p ro jec t  would be r e f l e c t ed  i n  improvemsnts in f i t u r e  work of this na- 
t u r e  a t  other areas  of ths  c i ty .  

The f i n a l  concern f o r  t h e  s i t u a t i o n  of the  propertq owners t h a t  w i l l  remain 
cen te r s  on t h e  increased value of t h e i r  proper ty  and t h e  r e su l t an t  increase i n  
assessed valuation and taxes  in add i t ion  t o  t he  cos t  of assessments f o r  paving, 

Because of the  upgrading and improvement of a subs t an t i a l  number of p resen t ly  
p a r t i a l l y  deter iora ted dwellings and t h e  genera l  improved appearance of  t he  neigh- 
borhood it i s  l i k e l y  t h a t  the  value of a l l  o f  t he  p ropar t i es  w i l l  increase. This :. 
w i l l  p ro t ec t  the  present  and fu tu r e  neighborhood environment, prevent property 
values:.fron decreasing and a t t r a c t  people and investments back i n t o  the neighborhood. 
This should be re f l ec ted  i n  a higher s a l e  value of p roper t i es  throughout t he  area. 
However, because of the  improvements which a r e  made and the higher valuation of 
t h e i r  property t h i s  w i l l  r e s u l t  i n  increased taxes  f o r  those making such improvements, 
This seeins reasonaSle f o r  t h e  majori-ty because of the  increased s a l e  value of t h e i r  
homes bu t  it a l so  a f f e c t s  c e r t a i n  persons of low income t h a t  would be unable t o  sus- 
t a i n  t h i s  increase. Al ternat ives  t o  provide f o r  t h i s  group and encourage more than 
minimal r ehab i l i t a t i on  might include a l is t  of improvements which could be made with- 
out an increase i n  assessed valuation.  This should be explored with the assessor. 
Another suggestion is a t a x  moratorium on improved proper t i es  but  t h i s  is a matter 
f o r  l e g i s l a t i v e  consic?eration as a r e  o ther  suggestions which a f f e c t  property taxes 
not only i n  t h i s  area but  throughout the  City. 

The increased cos t  o f  owners of increased assessments seerrs t o  be minimized as 
the  major cost  of puhlic improvements w i l l  be absorbed i n  t h e  l o c a l  contr ibut ions  t o  
the  project .  The cos t s  of sidewalks, sewer and gu t te r s ,  where needed, w i l l  be en- 
t i r e l y  absorbed by the l o c z l  contr ibut ion a s  w i l l  2/3 of t he  paving cost .  Thus t h i s  
proposal  +sears t o  be a d e f i n i t e  a s s e t  t o  owners of property a s  they w i l l  undoubt- 
ab ly  benef i t  from increased valuation of t h e i r  property at a s  s l i g h t  a cos t  t o  them 
as p r a c t i c a l l y  possible.  

The f i n a l  argument over the Plan goes t o  t h e  underlying concept o f  urban renewal 
and the  extension of the  power of eminent domain t o  force  owners of property t o  make 
improvements with the  t h r e a t  t h a t  if they do not  do so the  Authority w i l l  t ake  t h e  



property, improve i t ,  and then o f f e r  i t  f o r  r esa le .  f i l l s  may be a poss ib le  inf r inge-  
ment of ind iv idua l  freedoms, FIc~s t  of what is accomplished i n  Neighborhood Rehabi- 
l i t a t i o n ,  however, i s  p r imar i ly  through the  use of the  po l i ce  powers i n  t h e  enforce- 
ment of c i t y  codes and. regula t icns .  The a r e a  of disagreement, however, may p e r t a i n  
t o  those p r o p e r t i e s  under poss ib le  acqu i s i t ion  f o r  reasons o ther  than v i o l a t i o n  of 
t h e  codes. I n  Harrison t h i s  woul",pply t o  probably only two of the  t h i r t e e n  s m a l l  
l o t  owners who otherwise conform with m i n i m u m  housing standards but  v i o l a t e  the  
p l a t t i n g  regulz t ions  i n  occupying small l o t s .  9n the b a s i s  of the  small number in-  
volved, and t h e i r  uncer ta in  s i t u a t i o n ,  the committee does not feel  t h a t  t h i s  mat ter  
is of such consequence t o  jeopardize o r  r ev i se  the  Plan. 

Support f o r  t h e  P r o j e c t  

General support  f o r  the Harrison p ro jec t  has come from within  t h e  p r o j e c t  as 
seen i n  the  Harrison Neighborhood Council, a formal neighborhood organization, 
which was e s t a b l i s h e d  by res iden t s  concerned wi th  present  problems and t h e  fu tu re  
improvement of t h e i r  neighborhood. Membership i n  t h i s  group is f r e e  and open t o  
a l l  property owners and r e n t e r s  i n  t h e  Harrison geighborhood. I n  addi t ion  t h e  
Cap i ta l  Long Range Improvements Committee of t h e  C i t y  Council and t h e  C i t y  Plarming 
Commission i n  add i t ion  t o  o ther  community groups have endorsed t h e  Plan. 

Because t h e  success o f  t h e  p ro jec t  depends s o  m c h  on the support o f  the  r a s i -  
dents  of t h e  arsa t h i s  must be obtained. I n  addi t ion ,  however, the proposed Ilan 
a s  p r e s e n t l y  submitted t o  t h e  Ci ty  Council i s  a d e f i n i t e  a s s e t  t o  the c i t y  no t  only 
f o r  t h e  f u t u r e  of tids neighborhood but  a l l  o lde r  a r e a s  i n  t h e  c i t y  which are ex- 
periencing s i m i l a r  problems t o  those  i n  Harrison. 


