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PREFACE 

This report is focused upon urban renewal activities and potentials for Upper 
Midwest urban communities outside the Twin Cities Metropolitan area. The 
Fargo, North Dakota renewal program is examined in detail. The results of 
surveys of renewal needs and opportunities in fourteen smaller cities are also 
presented. It is hoped that the materials presented here will aid other com
munities in examining the need for renewal and in the formulation of renewal 
programs if such programs are deemed desirable. 

UMES urban planning research is being done under contract by the Twin 
Cities Metropolitan Planning Commission. A special urban research staff has 
been formed for this purpose under the direction of Dr. John R. Borchert. 

The UMES research program is financed by grants from the Ford Foundation, 
the Upper Midwest Research and Development Council, the Hill Family 
Foundation, and the Committee for Economic Development. The program has 
two major purposes: (1) to provide information of aid for regional develop
ment programs by the Upper Midwest Council and others, and (2) to advance 
regional economic analysis. 

The opinions expressed in this report are those of the authors. This 
report is not intended to represent the opinions of any of the groups 
sponsoring the UMES. The materials contained herein are preliminary and 
subject to revision on the basis of further research and comments received. 

James M. Henderson 
Research Director 
Upper Midwest Economic Study 
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SUMMARY 

As Upper Midwest leaders work to increase nation-wide awareness of their 
region, it is important that they be able to point to an array of cities typified 
by excellent physical condition plus the community understanding, leadership, 
and organization necessary to maintain that condition. Community physical 
condition depends upon renewal--maintenance of usable buildings and replace
ment of those which are deteriorated or obsolete. Urban areas throughout the 
United States appear to have entered an era of accelerated renewal. The level 
of maintenance and the rates of replacement and demolition have increased 
sharply in recent years. A community which ignores its renewal needs today 
will fall behind its neighbors in appearance faster than at any time in the past. 
Such a decline may hurt the economic health of both the local community and 
the region. 

The present condition and rate of replacement in much of the Upper Midwest 
compares favorably with national norms. However, there are notable exceptions. 
Blight is mainly in two types of locations: 

1. The older central districts in places of over 2, 500 population. 

2. The small farm trade communities. 

Improvement efforts immediately raise two important questions: 

1. How is a renewal program organized and pursued? 

2. Who is responsible--local, state, federal authorities; public or 
private groups? 

The conception, organization, and pursuit of a renewal program demands 
community leadership and professional and technical talent. It also must pass 
numerous hurdles --legal and fiscal problems, difficulties in scheduling, fear, 
opposition, apathy. The Fargo case shows how these problems were met and 
resolved locally in one Upper Midwest community where renewal has been 
systematically undertaken. 

The major responsibility for renewal in Fargo was local. A detailed case 
history reveals that although the project was federally-aided, 88 per cent of 
the money and virtually all of the initiative and effort were locally supplied. 
Fifty-three per cent of the money came from private sources. 
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A survey of the physical condition of 14 smaller communities indicated 
that the least blighted are not necessarily those with the highest income or 
the fastest growth. Much appears to depend upon local resources and effort 
in these communities, also. 

Many smaller communities cannot muster the leadership or the technical 
staff which Fargo found necessary. They may find the key to successful action 
in new regional associations of municipalities or in new or expanded services 
from institutions and organizations already established--extension services 
of land grant colleges and universities, municipal leagues, associations of 
counties, and state planning departments. 

In some cases, a community may face problems not of its own making 
whose solutions extend beyond the limits of local resources. The solution to 
these problems may be of importance to the region and to the nation and 
merit state or national assistance. 
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URBAN RENEWAL: NEEDS AND OPPORTUNITIES IN THE UPPER MIDWEST 

1. BUILDING AND REBUILDING 

OUR CITIES AND VILLAGES 

Our cities and villages survive through a continuous process of building 
and rebuilding. Buildings begin to age as soon as they are completed. They 
require maintenance and, eventually, replacement and demolition. The cycle 
of construction, maintenance, replacement, and demolition is commonly 
called the urban renewal process. 

There are important questions concerning urban renewal. What are the 
national trends in construction, replacement, and demolition? How does the 
level of maintenance and replacement in the Upper Midwest compare with the 
national level? What are the needs and opportunities for accelerated urban 
renewal in the many small and medium-size cities across the region? Who 
is responsible for action? What can a city do to accelerate urban renewal 
locally? This report attempts to help clarify and answer these questions 
through an examination of the national and regional construction patterns and 
studies of certain cities in the Upper Midwest. 

The Growing Stock of Buildings 

To meet the demand of a burgeoning urban population, Americans had to 
create nearly 12 million new non-farm homes in the decade from 1950 to 1960 
(Table l). We are likely to create an additional 22 million by 1980. These 
new homes require an approximately equal amount of nonresidential construction 
(Figure l). Hence, although the following figures deal with housing, their 
implications apply as well to co mmercial, industrial, and institutional buildings. 

New homes are created today in four principal ways (Table 2). The most 
common is still the construction of permanent buildings --apartments, duplexes, 
single-family dwellings. The proportions of apartments and one or two-family 
houses have varied greatly over the years. The 1920s building boom laid great 
emphasis on apartments, while the post-World War II period saw a spectacular 
emphasis on single-family dwellings. Recent years have seen a substantial 
revival of apartment construction. 

Three new factors have entered the picture dramatically in the past 30 years. 
Conversion of old houses and apartments into smaller units rose sharply during 
the depression years and has remained at a high level. Conversion appears to 
have been the chief way to meet the demand for additional rental apartment 
space since 1929. Many rural homes also have been reclassified to the non-

l 

farm category. This is a reflection of the shift of many farmers to urban employ
ment and commuting and the use by urban commuters of low-cost rural housing. 
Finally, mobile homes rose sharply in importance between 194 0 and 1960. The 
growing non-farm population is being housed today in a much wider variety of 
ways and places than it was before 1930; nevertheless, permanent buildings 
continue to provide much the greater part of the expanding stock of housing. 

TABLE l. 
CHANGES IN UNITED STATES NON-FARM HOUSING SUPPLY, 1900-1980. * 

Total Non-Farm Change in Change in Vacancy Rate New Non-Farm 
Dwelling Units at Total in Occupied at Start of Dweiling Units 

Decade Start of Decade Decade Units in Decade Decade Started in Decade 
(millions) (millions) (millions) (per cent) (millions) 

1900-1909 10.6 4.2 3.9 2.4 4.8 
1910-1919 14.8 3.1 3.4 4.0 4.6 
1920-1929 17.9 6.9 5 . 7 1.9 8.3 
1930-1939 24.8 s.o 4.5 6.0 3.8 
1940-1949 29 . 8 10.1 9.3 6.6 8.2 
1950-1959 39.9 14.6 11.9 6.9 1 s. 0 
1960-1969 54.5 11.2 9.5 10.1 17.7 
1970-1979 65.7 15.0 12.5 11.0 21.8 
1980 80.7 - - 12 . 0 -

* Numbers in this table are developed from U.S. Census data and historical series and 
projections which appear in the volume, Resources in America's Future, by H. H. Landsberg, 
L. L. Fischman, and J. L. Fisher, Baltimore: Johns Hopkins Press for Resources for the 
Future, Inc., (RFF), 1963, Table A 4-5, page 621. This work contains the most complete 
and recent historical and projected series of data on the U.S. housing supply. See 
Appendix C for explanation of adjustments of the RFF numbers . 

'iii 
:: c: 

Cl> 
~ 
" Cl> 
'f 5 
c: 
0 z 

. 
ROCHESTER 

Single Family Residence Construction ($millions) 

FIGURE l 

RELATION OF RESIDENTIAL AND 
NON -RESIDENTIAL CONSTRUCTION 

IN UPPER MIDWEST CITIES 

Typical ratio is slightly less than l: l • 
High ratios result from industrial growth, 
exemplified by Rochester. Low ratios 
reflect very rapid residential growth 
with temporary lag in commercial build
ing (Great Falls). Each dot represents 
an Upper Midwest city. 

Source: Building permit records, Federal 
Reserve Bank of Minneapolis. 
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Decade 

1900-1909 
1910-1919 
1920-1929 
19 30-1939 
1940-1949 
1950-1959 

1900-1909 
1910-1919 
19 20-1929 
19 30-19 39 
1940-1949 
1 9 5{) -19 59 

TABLE 2. 
NEW NON-FARM DWELLING UNITS CREATED. 

Permanent 
New 

Total Construction1 

5.6 4.8 
4.7 4.6 
8.5 8.3 
4.9 3.8 

11.8 8.2 
19.6 1 5 .0 

100 86 
100 98 
100 98 
100 78 
100 70 
100 77 

Conversion 
of Non-Farm 

Units2 

Re -Classification 
of Farm 

Dwellings2 
(Millions) 
0.8 
0 .1 -
0.1 0.1 
1.1 -
2.0 1.3 
1.4 1. 9 
(Per C e nt) 
14 -

2 -
1 1 

22 -
17 11 

7 10 

1 . Fro m Table 1 . 

New 
Mobile 
Homes 3 

-
-

0.3 
1. 3 

-

-
-
2 
6 

2. Estimates d e v e lo ped fro m U.S. Census and data in Leo Greble r, David M . 
Blank, and Louis Winnick , C apital Formatio n i n Re side ntial Real Estate : 
Tre nds and Pro spe cts, Prince to n: Princeto n University Pre ss , 19 56 , p. 329. 

3. Statistical Abstract of the United State s, 19 6 2, p. 7 54 . 

The Accelerating National Renewal Rate 

Buildings, like other goods, eventually must be replaced. They wear out 
and they become obsolete in operating and structural characteristics or style. 
Consequently, new buildings are needed not only to accommodate new growth 
but also to replace others which are obsolete or destroyed. Table 3 indicates 
the rate at which the nation has been producing replacement dwelling units, 
that is, new homes in excess of those needed by the growing population alone. 

The national replacement rate averaged 4 per cent per decade between 1900 
and 1960. At that rate we wou~l.d replace our total housing stock in 250 years. 
Technology and style changes make it unlikely that we will readily tolerate such 
a long life for any significant number of buildings. Hence, national projections 
anticipate a rising replacement rate. The projected figures average 12 per cent 
for the two decades, 1960 to 1980, or three times the average rate for the past 
six decades. 

As structures are replaced and are no longer needed they represent an 
accumulation of waste material on the landscape that needs to be disposed 
of. The higher the replacement rate, the greater the accumulation of waste 
and the greater the need for disposal. If demolition does not keep abreast of 
replacement over a long period, the result must inevitably be a deterioration of 
the physical appearance of many communities --an increasing number of people 
living to an increasing degree among the decaying refuse of earlier generations. 
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TABLE 3. AMERICAN PRODUCTION OF NEW NON -FARM 
DWELLING UNITS FOR REPLACEMENT, 1900-1980. 

Number of Non- New Non-Farm N ew Non-Farm Replacement 

Decade 
Farm Dwel ling Units Dwe lling Units Househo lds i n Dwe ll ings Repl acement 

at Start of De cade Started i n Decade Decade (excess o f new units Rate 
(millions )! (mi llions) I (mllllons)2 over new households) (per cent )3 

1900 -1 909 1 o. 6 4.8 3 . 9 0. 9 6 .I 

1910-191 9 14 .8 4. 6 3. 4 1. 2 6 . 7 

1920 -1 9 29 17.9 8 . 3 5 . 7 2.6 10 . 5 
1930 -1 93 9 24. 8 3 . 8 4.5 - 0.7 -2. 2 

1940 -1 949 29 . 8 8 . 2 9. 3 -1. 1 - 2.8 

1950 -1 9 59 39.9 15 .o 11. 9 3 . I 5. 6 
1960 -1 969 54 . 5 17.7 9. 5 8. 2 12. 5 
1970 -1 979 65.7 21. 8 1 2.5 9 . 3 11 .5 

1 . From Table 1 . 
2, RFF estimate o f change in occupied dwe lling units minus cha nge in number of farm dwe llings, pas t and projected 

(see Appendix C for note on projection) . 
3. The percentage re placement rate i s the numbe r o f re placement units ex pressed as a per cent o f the to ta l number o f 

dwell ing units s tandi ng at the e nd of the decade . Thus , if the rep lacement rate i s 10 per cent per decade the 
housi ng s tock could be replaced in 10 decades, or 100 years, at that rate . 

In fact, demolition lagged behind replacement until 1930 (Table 4). This lag 
was overcome by continued demolition in the face of limited construction during 
the depression and war decades. Since the war the demolition rate has risen 
sharply. However, it must rise even more sharply to keep up with projected 
rises in the replacement rate. If current projections of population and con
struction are reasonable, we probably will have replaced and demolished 16 
to 18 million non-farm housing units at the rate of eight to nine million per 
decade between 1960 and 1980. 

Replacement and demolition are major components of renewal. Thus, the 
nation has entered a period of accelerated renewal of its physical plant. The 
impetus has come from many sides--rising income, abundant credit, and prQgrams 
of private corporations and government. As a result, any community which is not 
renewing itself may rapidly begin to appear shabby in comparison with its 
neighbors, more so today that ever before in our history. This in some ways will 
injure the opportunities for economic growth in the community and the region. 

TABLE 4. 
NATIONAL REPLACEMENT AND DEMOLITION RATES. 

Replacement 

Decade 
Dwellings Demolltions Cumulative Cumulative 
in Decade in Decade Re placement De molltion 
(millions) 1 (millions)2 (millions) (millions) 2 

1900-1909 0.9 0. 3 0 . 9 0 .3 
1910-1919 1.2 0.4 2.1 0.7 
1920 1929 2.6 0.6 4.7 1. 3 
1930-1939 -0.7 0 . 4 4.0 1.7 
1940-1949 1.1 1.0 2.9 2.7 
1950-1959 3.1 3 . 3 6.0 6.0 
1960-1969 8.2 8.2 13.4 14.2 
1970-1979 9.3 9. 3 22. 7 23.5 

1 • Fro m Table 3. 

2. So urces: 1900-1949, Leo Gre ble r , David Blank , a nd LOuis Winni c k, o p. c it , , page 329; 1950 -1 956, 
U.S. Bureau of the Cens us, Hi storica l Statistic s o f the United States~ial Times to 195 7 , 
Washington, 1960, Series N 12 5-1 28 , page 39 4; 1 956 -1 959 , Unite d States Census of Housing, 1960. 
Ch. TV, Part 2, "Co mponents o f Inventory Change" , page 20; 1960 - 1970 figures assume demolition 
rate equal to replacement rate. Cumulative demolition can exceed c umulative replacement beca use 
the replaceme nt figure includes o nly permanent buildings; the "deficit" is more than equa lled by the 
number of new mobile homes, conversions, e tc . · 
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The Upper Midwest in the Nation 

The Upper Midwest has entered this period of accelerated renewal with its 
urban physical plant in fair condition and its replacement rate moderately high. 

The condition of non-farm housing (and probably nonresidential buildings as 
well) is good in Minnesota I Wisconsin I and Michigan I but it is below the 
national average in North and South Dakota and Montana (Figure 2). The 
conditions in the three eastern states partly reflect average income levels 
which are above those of some other parts of the country .1 They also are 
explained in part by the standards and traditions of the people who live in 
these houses. For example, there are numerous states with higher income yet 
poorer average condition of non-farm housing than Minnesota or Wisconsin. 
The low position of the three western states reflects the poor state of mainte
nance in declining 1 small farm-trade centers. 2 These three states comprise 
part of a broad belt through the eastern Great Plains, western Gorn Belt and 
South in which there is an exceptionally large number of declining small 
towns (Figure 3). Housing conditions throughout the region are best in the 
large centers of farm trade or industry (Figure 4). 

Replacement rates in Minnesota I North and South Dakota I and Montana are 
well above the national average (Figure 5). This pattern suggests that 
standards in the Upper Midwest are comparatively high. For example, among 
the 14 North-central states 1 Minnesota and the Dakotas have three of the four 
highest replacement rates 1 despite the fact that they had two of the four 
lowest growth rates between 19 50 and 1960. Five North-central states had 
higher growth rates than Minnesota, but all had substantially lower replacement 
rates. 

Within the Upper Midwest, replacement rates tend to be high in the areas 
where housing condition is good--the prosperous farm trade or industrial 
centers (Figure 6). There are s_pme notable exceptions. For example, in a 
few fast-growth areas I especially in southeastern Minnesota I replacement rates 
are generally low. These places have grown rapidly and have had substantial 
net immigration. As a result I there has been pressure on the housing market 1 and 
the oldest dwelling units have not been taken off the market as rapidly as new 
ones have been built. Also I demand for small rental units in these cities has 
been met largely by conversions rather than new apartment construction. 

1. Analysi s of data from the U, S. Census indicates that differences in income, education , owner-occupancy, and mobility explain almost ha lf o f the geo
graphic variation in hou sing quality. Differences in income alone account fo r most of the exp lained variation. Half of the variation remains unexplained 
by this combination o f factors and i s probably the res ult of diffe rences in community standards and traditions. 

2. See UMES Urban Report Number Two, The Urbanization of the Upper Midwest: 1930-1 960, by John R. Borchert, pages 14 - 18, Figures 7 and 8. 
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FIGURE 2. 
CONDITION OF NON-FARM HOUSING IN THE UNITED STATES 

Median o f all states: 79 % 

Per Cent of Dwel ling Units Sound 
(neither dilapidated nor deteriorating) 

D less than 75% 

rnlllllal 75% - 79% 

Data Source: U. S. Census of Housing, 1960 - 80% - 84% 

- 85% or more 

FIGURE 3. DECUNING CITIES IN THE UNITED STATES 

From: Ray M . Northam, "Dec li ning Urban Centers in the 
United States, 194 0- 1960," Annals of the Assoc. 
of American Geographers, 53: I (March 1963) , pp S0 - 59. 

proportion of tota l centers 
(per 1 , 000 square miles) 

D 0% - 24 % 

-25% - 74% 

- 75% -1 00% 

Unshaded areas contain no urban centers 
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FIGURE 5. HOUSING REPLACEMENT RATE IN THE UNITED STATES 

. ·-· 
Da t a Source : U. S. Cens us o f Housing , 1960 

Problems I Responsibility I and Action 

Per Cent Replacement Rate 
(newly built dwelli ng units in excess 
of new households, 1950 - 196 0 , as a 
per cent o f all dwelling units, 1960) 

D -13 . 2% - 0% 

1 i>'l o . 1% - 3.9% 

1<1'1'14.0% - 5 . 9% 

- 6.0% - 8 . 9% 

- 9 . 0% and over 

Since most Upper Midwest cities and towns are in average condition and 
have had above average replacement rates I they are obviously challenged to 
maintain or improve their positions. The challenge will grow more serious if 
the projected national jump in renewal rates materializes. To meet the 
challenge the Upper Midwest will have to sustain or increase its replacement 
rate and increase its demolition rate. The chief trouble spots in the region 
appear to be the older sections of large and medium-sized 1 fast-growing cities 
and a large part of the physical plant of the declining small towns. 

In the replacement and demolition process 1 new construction normally is 
isolated from areas which need demolition. This is natural because today' s 
buildings are located in consideration of today' s styles and technology. The 
old buildings they are replacing were located to satisfy the needs and styles 
of a past era. As a result I neighborhoods or whole villages and cities may be 
dominated by obsolete or worn-out structures and facilities. Maintenance 
and demolition become community-wide problems 1 and important questions 
which arise are "what to do?" and "whose responsibility?" 
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2. WHAT TO DO? 
--THE COURSE OF ACTION ILLUSTRATED IN FARGO 

Fargo, North Dakota, has cleared and redeveloped approximately seven 
square blocks on the margin of its central business district. The project was 
carried out with great local effort and federal financial aid. It was unusual for 
a city of Fargo's size in the North-central United States and is the only effort 
of its kind thus far completed in the Upper Midwest outside Minneapolis and 
St. Paul. Similar projects have been common in the northeastern states and 
may become widespread in other parts of the nation. Therefore, it is useful 
to examine the Fargo case. 

The Setting and Problem 

Fargo grew initially on the North Dakota side of the Red River at the crossing 
points of the two major northern transcontinental railroads (Figure 7). The 
two rail bridges are approximately one-half mile apart. 

Development began around the depot near the older Northern Pacific bridge. 
The central business district spread northward to the vicinity of the Great 
Northern depot. The major axis of the business district lies in this corridor • .,. 
The depots are located two to four blocks west of the Red River. 

The main commercial development turned its back to the river and a narrow 
• zone was isolated between the two rail lines, the river, and the rear of the 

downtown district. Homes in that zone deteriorated in value early in the city's 
history. Some lots remained vacant and were used for outside storage. A 
mirror image of this situation developed across the river in Moorhead, Minnesota. 

Meanwhile, pressure for downtown expansion increased as the city grew. 
Growth also left this section adjacent to the central core as one of the few 
portions of the entire Fargo river frontage which was not carefully developed. 
Up and down-stream from the central district, extensive boulevards and parks, 
medium-high or high-value residential areas, and a country club fronted the 
river. 

Redevelopment of this neglected "backdoor" of the central business area 
could serve two purposes. It could provide space to expand and decongest 
downtown. And it could clean up the one major unsightly area of Fargo's 
river front. Land now subdivided in unusable small lots would be marketable if 
the existing obsolete or unsightly buildings were cleared and the land replatted. 
If the difference between costs and the sale price of the cleared land could be 
absorbed, new investments and great improvement could follow. 
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FARGO-MOORHEAD: MAJOR STREETS, RAIL LINES, AND DETERIORATED AREAS 
Source: Field Survey; see Appendix B. 

The Chronology of Action 3 

1949-1954: The First Design. This redevelopment opportunity was first 
formally recognized in 1952, in a "master plan" for the physical development 
of Fargo prepared by a professional consultant. Part of the plan was the 
creation of a civic center. The consultant concluded that the best location for 
the center would be the area between downtown and the Red River (Figure 8). 
This subsequently became known as the Fourth Street Renewal Area. 

Discussion of the civic center idea followed the adoption of the plan. The 
existing city hall was obviously dilapidated. It was also much too small since 
it had been built when the city was less than one-third its present size and had 
not been enlarged. 

The idea smoldered until 1954, when Congress broadened the 1949 housing 
act. The new law permitted federally aided action in deteriorated urban 
areas to include clearance of nonresidential structures and re-use of cleared 
areas for nonresidential purposes. 

19 54-19 55: The First Action. Late in 19 54 a Fargo attorney and business 
leader obtained from the Housing and Home Finance Agency (HHFA) current 
information on the Federal Urban Renewal Program and asked that the HHFA se'hd 
a representative to Fargo. This was done in January 19 55. The federal officials 
saw three seriously deteriorated areas that might qualify for aid. They informed 
the Fargo attorney of two essential preliminary steps. The state legislature 
would have to enact a law to permit a North Dakota city to participate in th'e 
renewal program. And the city should have a survey made to determine those 
are as most urgently in ne ed of renewal and able to meet requirements for 
federal aid. 

The response was quick. The Chicago regional office of the HHFA helped 
prepare an enabling act. The state legislature was in session at the time and 
after Fargo's mayor and two other civic leaders appeared in support, there 
was no opposition t o the bill. It passed and became law in early 1955. The 
Fargo City Planning Commission engaged a consultant to make a preliminary 
survey to spe cify the potential renewal areas and prepare the formal application 
for federal assistance. The consultant, an assistant professor of architecture 
at North Dakota State University, worked during the summer of 1955 as an 
employee of the planning commission. By the end of the summer, the planning 
commission was able to present applications for two proposed renewal projects 
to the BoC:lrd of City Commissioners for public hearings, action, and transmittal 
to Chicago. The application for the Fourth Street Project included the following 
preliminary cost estimates. 

3. This sectio n of t hi s report is based upon the records of the Fargo Urban Renewa l Agency, including the Age ncy ' s fil e o f ne wspaper clippings from the 
Fargo Forum. 
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Co st o f pro pe rty to be acquire d .....................•..... $ 7 80 , 000 

Cost of site improve me nts (clearance, land preparation, e tc) . $ 314, 00 0 

Pla nning and administrative co sts ... . ......... . .......... $4 7 , 000 

Tot a lco st .••.•......•.....•........................ $ 1,141,000 

Esti mate d re turn fro m sale s of cle are d land ............•... $ 225, 00 0 

Net Cost ..... .. ............•.......................... $9 16 , 000 

Fe de ral HHFA share (two -third s ) ....•.. . .................. $6 1 0 , 667 

Fargo 's share (one -third) ................................ $305 , 333 

The application re que ste d t wc -thirds of the ne t c o st from the fe deral govern
me nt with o ne -third t o be bo rne by the city . Fargo's share would be e ither c ash 
or non-cash grants -in-aid. The latter could include s e rvices or pro ject work 
paid fo r b y the c ity or c re dits t o the city for i mproveme nts of dire ct be nefit t o 
t he pro ject. 

In the fall of 195 5 , the Board of City Commissioners incorporate d the c1v 1c 
center pro je ct within the Fo urth Stree t Re newal Are a. Thro ugh the s e steps, the 
c ity gove rnme nt c o mmitte d itse lf to the pro ject. In Ma rch 1 9 56 the fe de ral 
governme nt also committe d itse lf. The HHFA approved the grant for planning 
the Fourth Stree t pro ject, and fe de ral funds o f $ 610,555 were place d in re s e rve 
t o cove r a pos sible future c apital grant. At the sugge stion of the HHFA the city 
withdrew its second (Main Ave nue ) pro pos al pending succe ssful co mple tion o f 
the Fo urth St ree t pro ject. 
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FIGURE 8. 
FOURTH STREET URBAN RENEWAL AREA, FARGO , 1956 
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Mid-1956: The Community Organizes. The city organized itself rapidly once 
these committments were made. The Board of Commissioners established the 
Fargo Urban Renewal Agency to carry out studies and plans and, eventually, to 
administer the purchase, clearance, and resale of land. The agency's five 
citizen members were appointed, and the man who prepared the federal grant 
application was named executive director. A citizen advisory committee on 
housing relocation also was created. It included representatives from religious 
and welfare organizations, labor, real estate, and financial institutions. (A 
companion committee on business relocation was not formed until April 19 57. 
It included representatives of business and financial firms, the Chamber of 
Commerce, labor unio ns, real estate firms, the city government, and the 
Urban Renewal Agency.) The housing relocation committee was reorganized, 
with differe nt people but similar interests represented, in September 1957. 

During this period a parallel effort was directed toward a proposed city 
hall and auditorium in the civic center. An association of veterans' groups 
contributed its $16 5, 000 war memorial fund. A committee of architects donated 
its services for a preliminary analysis of building needs and to furnish cost 
estimates for the voters. Still another citizen group formed to sponsor a series 
of television programs on the need for organized planning and renewal in Fargo. 

.,. 
In May 1956 the voters approved a $1,725,000 bond issue for the new city 

hall-audito rium building. Following the election, the Board activated a citizens 
committee on the city hall-auditorium. Now the people of the community, as 
well as the officials, were committed to the renewal and civic center idea . • 

Late 1956-1957: Detailed Planning. In July 1956 the executive director of 
the Urban Renewal Agency began to prepare Fargo's "workable program" for 
submission to the HHFA. This document had to show that the city had a 
continuing plan to cure or prevent physical deterioration and the extent to which 
it was using its own resources to carry out the plan . When this workable program 
was accepted by the HHFA officials, final detailed plans for the Fourth Street 
Project, or any other Fargo project, could be considered and federal funds 
could be authorized. The workable program had to show the following c o mmunity 
objectives or resources. 

1. Adequate local codes, effectively enforced, or the prospect of such a 
program to encourage improved mainte nance and to discourage blight. 

2. Adequate administrative organizatio n to carry out urban renewal . 

3. Studies of deteriorated neighborhoods to determine the action needed . 

4. A comprehensive plan for orderly deve lopment. 

5. Ability to meet financial requirements. 
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6. Responsibility for adequately rehousing all families displaced by urban 

renewal. 

7. Evidence that the program has been prepared with citizen participation. 

The city by this time had met all of the above requirements except the first 
and fifth. So the Board of City Commissioners appointed a committee to prepare 
a housing code. The committee included representatives from real estate, the 
building industry, home financing institutions, the clergy, the public, and the 
Board of City Commissioners, as well as the city engineer, building inspector, 
and urban renewal director. And the city attorney prepared a bill for the state 
legislature which would amend the earlier law authorizing a special two mill 
annual tax levy. The new bill broadened the permissible uses of this money 
to enable the city to provide its share of project funds. 

The workable program was approved by the Board of Commissioners in 
November 1956 and by the HHFA at the end of the year. The mHllevy authori
zation passed in the North Dakota legislature on March 1, 1957. 

Meanwhile, the Fargo Urban Renewal Agency was preparing final, detailed 
plans . to indicate the precise area of the project, the structures to be purchased 
and cleared, the improvements --such as new streets or utilities, the land to 
be available for resale, uses to be permitted on the land, and the timetable and 
revised cost estimates for carrying out the plan. The architect also produced a 
preliminary design and cost estimate for the city hall-auditorium. 

Obstacles were encountered which had to be resolved before the final plan 
could be submitted. People living in the renewal area expressed anxieties. 
Controversies arose over the amount of land needed by the city buildings, the 
demolition of a major existing business building, inclusion or exclusion of a 
church, appraisal of some of the houses to be moved, and the adoption of 
the housing code. These is sues were gradually resolved through widespread 
public discussion and negotia!,lon. 

The completed plans were approved by the Urban Renewal Agency and 
submitted to Washington at the end of April 19 57. The cost estimate had been 
revised upward from the original application in September 1955 as follows: 

Sept. 1955 
Estimate 

City's share $305,333 
U • S. share $ 61 0 , 6 6 7 
TotalNetCost $916,000 __ _...... __ 

April 1957 
Estimate 

$ 502,034 
$1,034,718 
$1,536,752 

The increased cost was mainly the result of enlargement of the project area. 
The city's increased contribution would be largely in the form of streets and 
other improvements . 
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In July 1957 the HHFA notified local officials that the federal funds reserved 
for Fargo's use had been increased from $610,555 to $981,068 in response to the 
revised cost estimate in the final plan for the Fourth Street Project. This was 
less than the Fargo Urban Renewal Agency's estimate. However, the HHFA 
continued to withhold the funds because the city still had not met certain 
conditions of the workable program. Among these were the minimum standard 
housing code and the relocation of low-income families. Several legal 
technicalities could be handled administratively. But the housing code and 
relocation questions involved disagreements within the community over the 
intrepretation of private property rights and required negotiation. 

These remaining issues were settled by the end of the year. In February 
1958 the HHFA granted $1,06 2, 209 to Fargo. The renewal area was dedicated 
three weeks later, and a month later the city entered into a formal contract 
for the grant . 

1 9 58-19 59: Clearance. With the long years of plans and discussion 
concluded and all financing in hand, the period of more tangible accomplish
ments began. 

The Urban Renewal Agency had engaged two outside firms to appraise the .,. 
property in the renewal area. Meanwhile, the city had purchased the land for 
the city hall and auditorium, and building plans were ready. 

In July 1958 land acquisition began to move at full speed. The agency began 
quickly to buy all land within the renewal area. By October, 30 parcels worth 
more than a half-million dollars had been acquired. Appraisal prices were paid. 
Purchasing was completed during the winter of 1958-1959. The agency 
eventually assembled the many small lots into ten large parcels in addition to 
the city hall-auditorium tract, and most of the land was ready for the market by 
the end of 1 9 59 . 

Demolition had begun in spring, 1959. This marked the first tangible 
change in the landscape. It was ten years after the city had contracted for 
the master plan which proposed the civic center. More than five years and 
probably well in excess of 5, 000 man hours from Fargo's most energetic 
citizens had been consumed since the first contact with HHFA. While clearance 
moved ahead rapidly, the city began a half-million dollar program of street 
repair and improvement in the renewal area. 

1960-1963: Redevelopment. The city hall-auditorium site was sold to the 
city of Fargo for approximately $205,000. The city later purchased a library 
site for $6 5, 000 and land for a public parking lot for $7 0, 000. Potential 
private buyers submitted preliminary bids for seven of the ten remaining parcels 
in February 1960 when the land was first made available. The last sale was 
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made in July 1961. Sales to private developers brought $461,000. From these 
land sales the renewal agency recovered approximatelyhalf its total outlay 
for real estate (see Table 5). 

The civic center includes the new city hall-auditorium and the library site. 
Private developments include a major motor hotel and offices of national and 
local firms and the Chamber of Commerce (Figures 9, l 0). The value of new 
buildings built or definitely planned in the area is about $7 million, and 70 per 
cent of that represents private investment. Assessed taxable valuation in the 
area is already more than three times what it had been before the project was 
initiated despite the fact that approximately 70 per cent of the land was re
developed for public use. Furthermore, there is off-street parking for more than 
a thousand automobiles, and there are trees, open vistas, and a potential river 
front parkway. 

Thus, a major renewal was achieved in three years. Preliminary organization, 
planning, discussion, and debate required five years--a reflection of the problems, 
controversies, and delays which arose along the way. 
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TABLE 5. EXPENDITURES AND INCOME, FARGO URBAN RENEWAL AGENCY, 
FOURTH STREET PROJECT, June 1, 1956 through May 31, 1963. 

EXPENDITURES 

Real Estate Purchases ••...... .. ..... •.••. ......... .. ..•. • ..• • $1,619,738 
{Direct purchase and condemnation.) 

Acquisition Expe_nses... . . . . . . . • . . . . . • • • • . . . . . • • • • . • . . . . • . . • • • 7, 44 2 
(Retaining appraisers, market analyses relative to resale of 
project land, costs of condemnation actions, minus income 
from temporary operation of acquired property.) 

Relocation Costs •••....• •• •.... ..•••. .... • .•... ·•. . . • . . . • • • • . 6, 526 
(Includes-the salary of a specialist employed to determine the 
relocation needs of families and business firms displaced by 
project activity and other relocation planning over 12-month 
period.) 

Site Clearance • • • • • . . . . . . • • . . . . • . . . . . . . . • . • • . • • • . . . . . . . . . . . • 70, 516 
(Agency advertised for bids; accepted lowest bid.) 

Project or Site Improvements,............... . . . .. . ... . ........ 4 21, 257 
(New streets, sidewalks, curbs, and gutters, street 
lighting, traffic signals, fire-alarm system, new water 
hydrants, and new dra inage systems through project area.) 

DisposaL Lease, Retention Costs........................... . . 17,952 
(Disposition appraisals, project boundary surveys, re-
development maps ._!.Ar ..... 

Project Planning Costs............... . . . .......... .. ....... .. 43,760 
Administration Overhead and Services . • • . • . . . . . . . . • . . • . . . • . . . • . 6 5, 089 

(Salaries of. executive director, secretary, project 
engineer, planning assistant, part-time bookeeper, 
accounting services, office rent, etc.) 

Legal Services . . • • • • • • . . . . . . . . • . . . • . . . . . . . . . • • . . . . • . . . . . • . . . 28, 288 
Project Inspection............................ . ...... .. . . .. .. 12,875 

(Payment to HHFA for inspections and assistance over 
four and one-half year period.) 

Interest • • • • • • • • • . . • . . • . . • • • . . • • • . . . . . • • • . . . . . . . . • . . • . . • • • . • l 02, 84 2 
(Interest on temporary federal and private loans.) 

Contingencies and Miscellaneous . . . . . . . . . • • . . . . . . • . . . . . . . . . • . 17, 237 
Total Project Execution Expenditures . • .••.•..... . • .•• ...... .• .• . ......•...... $2,413, 522 
City of Fargo improvements related to project area ..... . . ...... .. . . ......... ... 151,254 
Gross ProJect Cost. •••• , . • ,. , ••••••...•...•. . . .....•... .... . ..... .. ... •...• $2,574,776 

RESALE OF IMPROVED PROJECT LAND.. . ....... . . . ............... . ...... ...... 801,000 

NET PROJECT COST •.•.• • • . •. • ... • .. • •.•.•..• .• .. • .•..• • ..• . •... • . . .. . ... . . Sl, 763,776 

INCOME TO MEET NET PRO ]ECT COST 
Federal government (two-thirds of net project cost) •.. . .. . . •... . 1, 175,850 
City of Fargo cash grants-in-aid . . . . . . .. . . .. . . . . . .. . . . . • . . • . . 436,672 
City of Fargo non-cash grants,,.... . .... .. .... .. .. . ...... .. . 151, 254 
Tota L .. .. ...... ... ..... .. ................. . .. . ..... . .. .. ...... . ... ... Sl. 76 3 ,776 

Source: Records of Fargo Urban Renewal Agency. Table does not include re location payments 
of
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$38,000 for which the Fargo Urban Renewal Agency was reimbursed by the HHFA. 

Major Tasks and Hurdles 

FIGURE 9. 

Certain tasks and hurdles 
stood out on the long road to 
completion of the project. Some 
of these were associated with 
federal requirements. New legal 
frameworks had to be found or 
created. Opposition and dis
agreement within the community 
on parts of the project had to be 
resolved. Agencies and firms 
which were not accustomed to 
working together had to cooperate. FOURTH STREET URBAN RENEWAL AREA, FARGO, 1962 

Housing Code. One of the key points in the workable program is a housing 
code which prescribes and enforces minimum standards. The code helps pro
tect community health and safety and insures that all property owners in the 
community carry a share of the "housekeeping" task. Like most Upper 
Midwest cities, Fargo had no such code when it first became interested in 
urban renewal. 

The city approached the matter with care and patience. The Commissioners, 
in August 19 56, appointed an advisory committee representing a cross-section 
of interests. It made a careful ten-month comparative study of housing codes 
in 30 other cities which it considered comparable to Fargo. In its final report 
to the Board of Commissioners in June 1957 it unanimously recommended a code. 

FIGURE 10. 
FOURTH STREET URBAN RENEWAL AREA, 1964 

N everthe less, the re
port brought strong reac
tion. It was laid over for 
further study when one 
member of the board said 
he thought the proposed 
ordinance gave virtually 
dictatorial powers to the 
housing coordinator who 
would administer and en
force the law. Proponents 
argued the basic need for 
the code and the urgency 
because of the proposed 
renewal effort. The board 

18 



delayed action until a special meeting in July. That meeting filled the commission 
chambers to capacity. Those attending included attorneys who both attacked 
and defended the code, a court reporter, a stenographer, ministers, represent
atives of the Chamber of Commerce, the Urban Renewal Agency, the city hall
auditorium committee, and a large neighborhood improvement association. The 
meeting ended with no decision, but all positions had been aired. 

Then negotiation and compromise began. Ammendments gave citizens direct 
appeal to the city commission from rulings of the housing coordinator and 
specified that the findings of the coordinator would not be binding on the 
commission. The amended ordinance passed unanimously July 2 5. 

Enforcement began when funds became available in 19 59. The housing 
officer divided the city into districts, established a procedure, and began 
systematic inspections. The system still continues. Where code violations 
are noted, the owner is informed and a hearing is held, followed by an order 
indicating improvements or corrections. Sixty days are allowed for compliance, 
although extensions are granted where hardship prevents full compliance in the 
alloted time. 

Enforcement of the code has set the demolition process in motion and 
significantly raised the level of maintenance. The city's demolition rate is 
still less than one-third of the replacement rate. However, the number of 
residential repairs in response to violation notices from 19 59 to 196 2 equals 
two-thirds of all dilapidated or deteriorating housing units reported in the city 
by the 1960 Census. 

Demolition is evidently encouraging some private rebuilding in the cleared 
areas, for new structures were erected on 50 per cent of the lots where 
dilapidated buildings had been removed. Code enforcement also appears to be 
helping to raise individual standards. In a number of cases families who were 
informed they were occupying JitTer-crowed quarters have moved to more suitable 
quarters on their own initiative. A simple lack of knowledge of what was 
available immobilized many of these people. Only 10 per cent of all families 
in sub-standard housing are on welfare roles. 

Relocation of Displaced Persons. The Fourth Street Renewal Area contained 
81 residential buildings before it was cleared (Figure 8). There were 24 one
family houses. The other 57 buildings contained 6 7 apartments and 241 light 
housekeeping or sleeping rooms. Approximately 100 families occupied the 
area. A majority of the small units were vacant. An HHFA official, speaking 
in Fargo in May 1956 emphasized that, "the people now living in sub-standard 
dwelling units in the Fourth Street Project area cannot simply be moved into 
other sub-standard dwelling units. They must be relocated in standard 
housing within their ability to pay." 
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FIGURE 11. PORTION OF FOURTH STREET 
RENEWAL AREA BEFORE CLEARANCE 

FIGURE 12. SAME AREA AFTER 
CLEARANCE AND REDEVELOPMENT 

View northeas tward from west s ide o f Fourth St ree t be tween 
First a nd Second Avenues. {See map In Figure 8) . 

View northeas t from same vantage po int a s picture in Figure ll , 
a fte r c learance and redeve lopment. {See ma p In Figure l 0). 

Some citizens believed that the relo cation proble m could best be solved 
through a public housing program. Whe n the Board of City Commissioners 
created the Urban Renewal Agency, representatives of the city-wide Council of 
Social Agencies and the Catholic Welfare Bureau urged the concurrent 
establishment of a Public Housing Authority. However, subsequent discussion 
in public meetings brought strong opposition to such an authority. As a 

... 

result, action was delayed several months. 

In October the urban renewal director reported to the Commission the 
results of a preliminary survey of relocation needs and reviewed the problem. 
The commissioners and the agency asked the Federal Housing Administratio n 
(FHA) to consider insuring special long-term low-interest mortgage loans for 
families in the Fourth Street area who had limited resources and limited desire 
to buy houses in another neighborhood. (Title 221 loans available to finance 
home purchase by families who must relocate as a result of government programs.) 
Thirty-eight families had expressed interest in these loans. About 80 families 
had resources to buy or rent standard housing elsewhere in Fargo. Approximately 
20 low-income families needed direct help. The private housing industry had 
become aware of the need, while maintaining opposition to public subsidies. 

However, the pressure of time was growing because the city was already 
acquiring land for the civic center, and the workable program had been submitted 
to Washington. Hence, in early January 19 58, a real estate firm backed by the 
Fargo board of realtors and lending institutions agreed to assume full 
responsibility for handling relocation. The firm contracted with the city to find 
housing which would meet the new Fargo code standards and would be within 
the families' ability to pay (not more than 20 per cent of a family's gross 
income). The firm further committed itself to provide subsidies if such housing 
was not found. The firm and its backers obviously were certain that the 
existing Fargo housing market could meet the need. 
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After the moves were made the Urban Renewal Agency interviewed 27 tenant 
families whom the program had helped relocate from the Fourth Street Area. These 
families were dispersed into widely scattered parts of the city, made no requests 
to be near one another, and gave no indication that they thought a "neighborhood". 
had been destroyed in the old Fourth Street Area. 

Twenty-two of these 27 families considered their living quarters improved 
as a result of the relocation, four about the same, two not as good .. The range 
of answers reflected the range of housing quality which had existed in the 
renewal area. Some of the housing there had not been sub-standard, but a 
large part of it had been. Answers reflected also the general up-grading 
because of the relocation program. 

Among the responses were: "We wondered why we didn't move before," 
and" •.. there wasn't anything wrong with what we had before but this is nicer 
. and doesn't cost us any more." Replies often suggested that the people in the 
area either had not considered or were not aware of other housing that was 
available. Despite the relatively small size of the city and intensive real
estate advertising, they knew virtually nothing of the market and their place 
in it. Renewal, coupled with the threat of public housing, had caused the 
market to function more efficiently, at least temporarily. As pointed out above, 
this had also been one of the results of enforcing the housing code. 

Financing the Program. Providing a proper legal financing framework for the 
program took considerable effort. 

Local citizens and officials prepared and worked for enabling laws which 
were guided through the state legislature in 1951, 1957, and 1963. These laws 
have given the city the powers it needs to participate in federally aided 
renewal, and the 1963 law extends these powers to all North Dakota cities over 
10,000 population. 

~,." 
There was confusion over the way federal funds spent by the Urban Renewal 

Agency should be handled. A state attorney general's opinion said that the 
federal money had to be deposited with the city treasurer and disbursed by him. 
The procedure is still at issue. 

A prolonged wait for federal machinery to function produced local problems. 
The app~ication was submitted to HHFA in September 19 55. A workable program 
was formally received in January 19 57. The first federal planning grant came 
in October 1956 and the capital grant for carrying out the program was received 
in March 1958. 

Meanwhile, the city's voters approved the city hall-auditorium bond issue 
in May 19 56. From that time forward it was generally assumed the area would 
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be cleared. Both residents and businesses began to move. Consequently, 
hardships began to develop for some rental property owners in the area. In 
justice to these citizens, the city had to move ahead. 

As a result planning proceeded before federal funds were received. Purchase 
and clearance of land for the civic center began pending receipt of the federal 
capital grant. The city had to finance these efforts temporarily without help. 
It did so by loaning funds to the Urban Renewal Agency for planning and 
demolition and by buying land for the civic center and reselling it to the 
Renewal Agency. Taxes had to be lowered for a short period on about 30 parcels 
of land. 

Some of the federal delay was because the HHFA had to wait for Fargo's 
full compliance with workable program re gulations, particularly enactment of 
the housing code. But the need to speed the grant probably spurred local action 
on the code . 

TABLE 6. 
SOURCES OF TOTAL INVESTMENT IN THE FOURTH STREET 

URBAN RENEWAL PROJECT I FARGO I NORTH DAKOTA. 
Dollars Per Cent 

Federal HHFA {matching funds) $1,175,85 0 12 
City of Fargo 

Cash {urban renewal mill levy) s 436,672 
Non - Cash (street i mprovement, etc . ) 151 '254 
Civ ic Center 

Land Purchase 340 000 
Citv Hall - Auditorium 1,800,000 
Proposed Library 800' 000 

City Total $3,457,926 34 
Private Business 

Land Purchase 461 000 
Buildings s t arted or completed 3,000,000 
Building to be started spring 1964 $2,000,000 
Private Total $5 461 000 54 

TOTAL $10,094 '776 100% 

Public and Individual Opposition. The e arly days o f the Fargo program were 
marked by fears, misunderstandings, and conflicts. 

Many citizens read of the project in the newspaper, saw that the ir area 
was affecte d, and demanded a he aring before the Board. The planning 
commission and consultant were accused of not adequately inte rviewing land 
owners. Fee lings were expressed concerning relocation of residents and 
businesses: " ... mo st of the people are working class who can't afford to 
live in higher-priced places ... "; "If you dispossess me (said a small 
trucking contractor with a downtown location) and put me ... out on the 
prairie, you're going to have to take that into account." A few expressed fear 
that the proposal was disparaging t o the area and that furthe r consideration of 
re newal should not be publicized. The commissioners assured those concerne d 
that nothing would be imposed from the top, explained the proce dure fully, 
and urge d for mation of a neighborhood association to work with the planning 
com mission. The mayor insisted that 11 

••• the pre ss must be free to attend 
every meeting. 11 
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Several conflicts arose when the city and the Urban Renewal Agency began 
to purchase land. The agency, following HHFA regulations, engaged two 
independent firms to appraise the property. Appraisals could not be revealed 
until the two had been compared and the agency had decided upon the price it 
would offer. A property owner in the area protested this policy in a letter 
to the press: II ••• since when does the Urban Renewal Agency have the 
authority to tell us what we are supposed to know and what we aren't supposed 
to know concerning public ... information concerning our own property? ... Talk 
about communist methods! 11 The Board of Commissioners and the U. R. A. ex
plained the procedure, stated that the appraisal prices would be made public 
within three weeks and explained that anyone dissatisfied with the price offered 
would have the right of appeal and recourse to the courts. 

Another conflict arose in the summer of 1957 over the demolition of a sub
stantial 1 fully-occupied commercial building erected in 1917. It occupied part 
of the proposed civic center site I and the architects had concluded that the 
civic center could not be developed adequately and practically if the building 
remained. The first motion to include the property in the civic center area 
failed in the Board of City Commissioners. The same motion pas sed a month 
later 1 after further discussion with the architects and the council's concession 
that the building might be occupied for 11 several more years. 11 The owner of the 
building countered at once with a lawsuit to enjoin the city from proceeding with 
the project. His attorney contended that the city had acted illegally in desig
nating his property as part of the renewal area I stated that the land and building 
were worth a half million dollars and challenged a statement by a federal official 
that the structure was a 11 monstrosity and an outrage. 11 The court denied the in
junction. The owner threatened prolonged litigation. The Board held to its 
decision to include the property in the renewal area over written protest from the 
owner. Several months later the city attorney announced that purchase had been 
agreed upon and court action would not be necessary. 

Concern Over Land Speculation. Shortly after public approval of the civic 
center bond issue 1 the Board ~ ... City Commissioners adopted a resolution aimed 
at halting property transfers in the Fourth Street area which appe ared to be 
speculative. The city building inspector was ordered to discontinue the 
issuance of building and remodeling permits for structures in the area without 
investigation and approval by the Renewal Agency. The mayor observed that 
buyers of property in the area now probably could not realize any speculative 
gain because of renewal project regulations. He also urged the maintenance 
of public confidence and support for the project as a civic enterprise. This 
concern on the part of the city officials could have been well-founded. Research 
in the city of Milwaukee has shown that the price of slum real estate in a 
particular area rose sharply when it became known that the area was scheduled 
for clearance. The average prices charged the redevelopment authority were 
estimated at 2. 9 times the owner's investment before the project was announced. 4 

4. Arthur D. Sporn, "Empi rical Studi es in the Economi cs of Slum Ownershi p," Land Econom ics , 36 :4 (November 1960) page 3 3 7 . 
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The Balance Sheet 

Clearly this renewal program was a major project. It drastically changed 
the face of central Fargo. Total expenditures for property 1 clearance, and new 
construction have exceeded $9 million. The federal government granted $1 .1 
million in matching funds for land purchase I clearance I planning I and 
administration (Tables 5, 6). Local public expenditures totaled $2.8 million for 
the civic center buildings, land and area improvement, Private business invested 
more than $5 million, mainly in new buildings. Real estate tax receipts from 
the Fourth Street area before demolition were approximately$ 26,000 per year. 
Today they exceed $7 5, 000. Completion of the project has enhanced not only 
the appearance, but also the value and tax return of the central area. 

This was largely a private and local investment. It is evident that the 
private investment could not have been attracted without the preceding public 
outlay for land preparation or something equivalent to it. There were critical 
points at which local action might have foundered had there been no incentive 
from federal matching funds. 

One can only speculate on what would have happened without this project. 
New construction in the area is partly replacement construction, partly new 
growth, both of business and of government. If the land had not been cleared 
zoned, and made available in large tracts the new construction would not have 
taken place in the Fourth Street area. It would have been elsewhere in Fargo
Moorhead. This would have been true, also, of the paving and other improve
ments. Meanwhile, this obsolescent fringe of the central area would have • 
continued to decay. As the rate of replacement building increased elsewhere 
in the city, vacancy and a down-grading of the Fourth Street district would 
also have increased. 

This is no longer possible for the Fourth Street area. But it is possible 
for other aging parts of the city. A large number of deteriorated and dilapidated 
buildings still stand in the central area of the city, especially around the margins 
of the business and industrial districts (Figure 7), If the community does not 
continue to plan, channel, and energetically pursue the renewal process, the 
Fourth Street project eventually could become an island in a lake of deterioration 
(Figure 7). 

Attitudes of Community Leaders Today 

As important as the tangible results are the effects the project has had on 
community attitudes. Although these effects are unknown 1 a number of 
community leaders were interviewed during the summer of 196 2 on the significance 
and possible cures for urban blight. Nine of those interviewed represented the 
business community. They included officers of financial institutions 1 merchants, 
a leading realtor, and medical and advertising executives. 
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These business leaders were unanimous in their view that the value of 
"quality" property is depressed by proximity to a blighted area. They believed 
that blight in any district is a matter of city-wide concern. They were asked, 
"What levels of government should be involved financially or otherwise in 
improvements in areas of concentrated blight?" All nine specified city govern
ment, eight named federal government (two with the qualification, "if necessary"), 
four named both county and state. 

On the steps to be taken to stop the spread of blight, most urged: 

l. Legal regulation. Keep building and housing codes up-to-date and 
enforce them vigorously. Give the city power to appropriate buildings for 
clearance after they have remained unoccupied for a prolonged period. 

2. Education and information. Service organizations, individuals, and a 
citizen committee must promote understanding of the effects of blight, 
encourage pride of ownership, and pursue a program of blight prevention and 
education. 

3 ~ Local government cooperation. The city, county, and townships should 
cooperate to extend codes and zoning to the surrounding unincorporated areas. 
Otherwise achievements within the city are lost in the surrounding fringe. 

4. Cooperative action by business people in the central area. A Chamber 
of Commerce sponsored general downtown "face-lifting". One business and 
professional leader said the downtown business man must realize that the area 
is " ... in jeopardy ... " and " •.. devote his energies to genuine improvements 
instead of promotions that exaggerate the mid-town assets." 

These opinions reflect certain facts concerning urban renewal in Upper 
Midwest cities that have been developed in this and other UMES Urban Reports: 

l. The importance of trad~nd the consequent importance of the central 
commercial district. 

2. The need for cooperation between business, professional services, and 
government in future development of downtowr'l areas. 

3. The need for joint action by neighboring and overlapping local govern
ments. 

4. The need to use all channels of education and information to promote 
citizen • s understanding of their own community. 
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3. NEEDS AND OPPORTUNITIES 
IN SMALLER COMMUNITIES 

The Fargo case illustrates the opportunities for planned coordination of re
placement and demolition efforts. It also shows the pos s.ible complementary 
roles of private and public, local and outside interests in promoting action. 

Small cities and villages have these same needs and opportunities. This 
was revealed in a survey of 14 communities with populations ranging from 
17, 000 down to 500. The survey evaluated the physical condition of buildings, 
grounds, and facilities. Subsequent interviews with local leaders helped to 
interpret the results of the survey. 

The physical condition of these communities was scored for each of five 
characteristics: buildings; lots; streets; extent of community facilities such as 
water, sewer, neighborhood schools and recreational areas; and environmental 
conditions such as overcrowding, nuisances, or inadequate parking. The score 
is referred to as a "blight score". Certain standards were set for each of these 
community characteristics (see Appendix B for outline of the survey schedule). 
A city which met all standards was considered completely free of "blight". Such 
a city scores zero. Deterioration of structures or lack of facilities add to the 
score. The poorer the physical condition of the community, the higher i t s blight 
score. The blight score for each place is expressed as a percentage of the • 
highest possible number of points. Allowance was made for special small-town 
conditions. For example, proximity to the open countryside was substituted 
for proximity to playgrounds. 

Range of Performance 

Blight scores in the 14 places range from a low 3. 6 per cent to a high 29.4 
per cent. In general the smallest communities are in the poorest condition 
(Figure 13-A). This is consistent with the picture revealed by the Census of 
Housing (page 3, above). Scores also tend to be high in places with steady 
or declining population (Figure 13 -B). In this sample, the static or declining 
places also happen to be small towns with low replacement rates and many 
old and obsolete structures. 

Somewhat surprisingly, there is a very imperfect connection between condition 
and average income in these communities (Figure 13-C). Outstanding cases of 
high performance are Redwood Falls, Minnesota, which had the second lowest 
blight score but ranked eighth in average family income, and Olivia, Minnesota, 
sixth lowest blight score though twelfth in income. In some cities, this 
relationship was reversed. Thus, measured against the standards of their Upper 
Midwest neighbors, some communities appear to be capable of better performance. 
They appear to be devoting a comparatively small portion of their individual or 
municipal resources to the task of maintenance, replacement, and demolition. 
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FIGURE 13. COMPARISON OF BLIGHT SCORES 
WITH OTHER COMMUNITY CHARACTERISTICS 
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The geographic location of blight conditions varies according to the size and 
function of the community. There is a difference between places under 2, 500 
population and those over 5, 0 00. In the larger places blight tends to concentrate 
in certain districts, as it does in metropolitan centers (Figure 14). Residential 
deterioration is commonly on the "wrong side of the tracks" (isolated from the 
city's business center, schools, and churches by a railway-industrial zone). 
Or it is on the "outskirts". Deteriorated nonresidential buildings commonly 
stand in the railway belt or at on..e edge of the central commercial district. 

I 
The smaller places, below 2, 500 population, have a larger percentage of sub-
standard buildings and they are scattered throughout the built-up area (Figure 15). 

In large part these blighted areas are expressions of well-known trends 
in the urban settlement pattern. The accumulation of obsolete 1 high-vacancy 
commercial buildings at one edge of downtown reflects the historic migration 
of new construction and business up the main street and 1 later, out to the main 
highway from the original business core. In the small places these structures 
reflect the migration of business and new building to other 1 usually larger 
communities. Obsolete and dilapidated housing represents in part the migration 
of young people and replacement building to other; larger places. Or it reflects 
historic reluctance within the community to extend water 1 sewer I pavement 1 

and financial credit to certain areas such as those on the "outskirts" or the 
"wrong side of the tracks". 
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FIGURE 14. 

DISTRIBUTION OF BLIGHTED AREAS 
IN A CITY OF 6,000 POPULATION 
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In any case, these are the non-growth or declining parts of the small city 
and village settlement pattern. In these areas the typical nonresidential 
building is likely to be almost or entirely vacant. The typical residential 
structure is unsound and either mostly vacant or overcrowded by the standards .,. 
of any housing code. These are buildings which already have been replaced 
elsewhere or are urgently in need of replacement somewhere. Often they are 
used by occupants who have not considered or are not aware of othe r available 
housing. The other housing may involve moving--often within the same 
community, or it may involve both financing of home repairs and neighborhood 
action to promote municipal improvements. 

There is a need to speed the renewal process in certain neighborhoods and 
certain cities and villages. While partial evacuation has left many communities 
with problems which are not theirs alone I it also appears that there is a need 
to stimulate the allocation of a larger share of local resources to renewal. 

FIGURE 15. 

DISTRIBUTION OF BLIGHTED AREAS 
IN A COMMUNITY OF 2,000 POPULATION 
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Needed Improvements 

The surveys and interviews in these 14 smaller communities showed certain 
important, common renewal needs. These needs are being approached and met 
by some alert, cohesive communities today. They are likely to be attacked by 
many others in the future. The problems are primarily in two types of location: 
neglected residential areas, and central commercial districts. 

Neglected Neighborhoods. These areas usually require one or more of 
three courses of action. 

1 . Extension of wate r and sewer lines, pavement, curb, gutter, and 
sidewalks into a neglecte d pocket o r fringe area within the city limits. In the 
cities surveyed, this actio n by the municipality generally stimulated new 
constructio n and a higher level o f maintenance in the areas. 

2. Loosening of credit for new building and improvement in a section of 
the community which has long been blacklisted. This kind of program may be 
entirely the respo nsibili t y of the local lending institutions, or it may use the 
Fe deral Housing Administratio n (FHA) home improvement loan program. Among 
the four surveyed communities which declined in population between 19 50 and 
1960, the one with the lowest blight score--Staples, Minne sota--was the 
only one in which a significant number o f ho me owners used FHA home improve
me nt loans. A local banker promoted the ho me improvement idea, and 12 per 
c e nt o f the ho me s in the city were covered by loans o f this type at the time of 
the surve y (Figure 13 -D). 

3 . Re moval of such nuisances as unkempt used car lots and sheet metal 
shops. The se spots of blight are the results o f no planning or of lax zoning 
enforcement. They are widespread, often a legacy from the past. Every 
community leader inte rviewed agreed that these incompatible, "spot" develop
ments tend to depre ss the valu~ ... of surrounding quality property and that their 
prese nt locations hurt the community and provide no special advantage to the 
busine ss. A program to re move thes e uses to appropriate zones in other parts 
of the city would be a major step toward more orderly development for most of 
the communities surveyed. This could be organized and financed locally or 
through the Fe deral Urban Renewal Agency's neighborhood rehabilitation program. 
Unde r this program federal aid is available to buy and demolish structures in 
the area being improve d. To use this program, a project area would have to be 
designated. The project area ;might include an entire community in some c ases 
because of the widely-scattered, spotty blight pattern. 

Central Commercial Districts. The typical commercial districts of s mall 
citie s and villages need both clearance and re development. Successful action 
will require both cooperation and planning. 
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1 . Clearance and Redevelopment. Substantial clearance is needed to permit 
expansion of parking lots and landscaping and to eliminate surplus buildings. 
For example, the business section of one "partial shopping center" has about 
100, 000 square feet of ground floor space. 5 The district covers about 3. 8 
acres of land, including streets and alleys. It was platted and built up during 
the horse and buggy era. A modern shopping center with a similar ground floor 
area, variety of stores, trade area buying power, adequate off-street parkinQ, 
and landscaping would need about eight acres. 6 Thus, if the existing center 
is to be truly modernized, a large surrounding area must be cleared simply for 
parking and landscaping. At least part of that surrounding area is blighted 
and in need of clearance. 

Or take another place--a farm trade center and railroad town--which was 
once a "full convenience center," declined, then stabilized as a "minimum 
convenience center" for a farm and resort area .· The place has a commercial 
future. Farming in its trade area will undoubtedly decline, but resort and 
tourist activity will continue to rise. 

The present business district is an anachronism. It includes approximately 
80, 000 square feet of ground floor space plus 15, 000 square feet upstairs. 
The district, with streets, alleys, and vacant lots, covers 4 .1 acres. At 
present, approximately 20,000 square feet of ground floor space and virtually • 
all of the upstairs--roughly 40 per cent of the total--is vacant and dilapidated 
or deteriorating. Housed on about 60, 000 square feet of ground floor are the 
establishments of a typical busy minimum convenience center--super market, 
drug, hardware, and variety stores, self-service laundry, bank, eating and• 
drinking places. The essential life of the center is partly obscured by the 
large proportion of dead structures. A modern fully-occupied center with 
comparable establishments, trade area, and utilized floor space would require 
roughly four acres. That is essentially the same as the present area of the old 
business district. Four acres would provide for spacious stores, ample 
parking, landscaping, and access. Thus, the existing center could be made 
attractive, modern, and functional if the presently used first floor space were 
remodeled or replaced, the remaining structures demolished, and the new vacant 
land developed and landscaped for parking and traffic circulation. 

A recent design study at North Dakota State University illustrates what 
might be done. 7 The starting point is the business district of a minimum 
convenience town. The district is presently a scattering of old buildings and 
a few substantial structures with much vacant, unkempt land between (Figure 16) . 
Its barren appearance presents a striking contrast to the tree-shaded residential 
areas of the community. The age and state of maintenance of most of the 
business buildings are in sharp contrast with the school, parks, pool, and 
other signs of community pride and investment. 
S. For de finition o f trade center c lasse s in the region see, Trade Centers and Trade Areas of the Upper Midwest , by John R. Borc he rt and Russe ll B. Adams , 

Urban Report Num ber Three, M inneapolfs: Upper Midwest Economi c Study, 1963 , pages 9-1 2. 

6. The Community Builde rs Handbook , Washington: Urban Land Institute, 1960. 

7 • "A Redevelopment for Portland , North Dakota ," by Lowell Hanson. Unpublished Senior Thesis , Department of Architecture, North Dakota State 
University , 1963. 
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The design calls for a program to convert the business district into a 
modern, functional, attractive community business center (Figure 17). The 
four substantial existing buildings (the largest of which is a partly vacant 
creamery) would be remodeled and integrated with the new construction. Total 
cost would approximate a half million dollars. This could be financed from 
about 2 per cent of the average annual gross retail receipts ($ 2. 5 million) of 
a strong minimum convenience town over a 20-year period. The project 
would require a development association to study, plan, and carry out the 
program as a community-wide project. 

Most community leaders interviewed regarded as inevitable the develop
ment of modern, functional shopping and service centers to serve every Upper 
Midwest trade area. The question, therefore, is not so much whether to 
invest in the development of these centers as it is where and how to develop 
them--through new construction on low-priced raw land in new locations or by 
the most economical combination of remodeling and new construction on 
relatively high-priced cleared land at the established central locations. 

2. Cooperation and Planning. Small city central commercial district 
renewal is a problem in architectural design and community planning and should 
be treated as such. The design, site planning, and development of these 

FIGURE 16. FIGURE 17. 

BUSINESS DISTRICT AND IMMEDIATE ENVIRONS, PROPOSED BUSINESS DISTRICT RENEWAL, 
PORTLAND, NORTH DAKOTA PORTLAND, NO. DAK., PRESENT DEVELOPMENT 
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centers presents unique opportunities in many communities. There are local 
historical themes related to the great and vivid variety of ethnic backgrounds 
in different parts of the region. There are also local materials, and landscape 
features upon which to capitalize--the varied lake shores and the streams to 
which the typical commercial centers now turn their raw back -sides, the 
sheltered valleys in the prairies, the long views of rolling fields or range land. 
There is no need to fear that widespread renewal must lead to monotony and 
uniformity. The process offers the opportunity to express the character of the 
region and its many different localities. 

The success of renewal usually depends upon cooperation by retailers, 
service and professional establishments, and all levels of government. This is 
true both because of the strong decentralizing forces which tear at the traditional 
central area and because of the increasing importance of professional and govern
ment services in the function and drawing power of trade and service centers. 8 

A banker from a small Montana trade center described his bank's new 
building and the cooperative, locally-sponsored downtown renewal program 
which he anticipated would develop around it. He said he expected the 
improvements to benefit the community economically in the long run, " ..• 
more important, we don't have to wait for the payoff. It comes in the form 
of a better life for everyone in the community the day we complete the project,.," 

Organizational Re quirements 

A successful renewal program requires a lot of talent. The Fargo expe rHmce 
shows the need for professional planning, architectural, engineering, legal, 
fiscal, and educational work. Even a small community needs these professional 
skills. 

Many Upper Midwest communities with renewal problems are too small to 
support the necessary staff. Places under 15, 000 population generally do not 
have a community planner. Furthermore, renewal needs, like growth rates, are 
likely always to rise and fall sporadically in small cities·. Therefore many 
small communities will need help if they are to make any systematic renewal 
effort. Local governments can help themselves by organizing voluntary, 
regional associations for joint action. State and national organizations and 
agencies also can help. Land-grant universities and colleges, through their 
extension services, can provide leadership and help in community organization 
and education. The Chamber of Commerce can provide technical advice and 
help in mobilizing the business community. The municipal leagues and 
associations of counties have the organizational framework and tradition, 
though not the manpower, to help local government in the necessary organizing 
and planning. State offices of community planning are in a similar position in 
Wisconsin, Minnesota, and perhaps Michigan and Montana. 

8 . See Trade Centers and Trade Areas of the Upper Midwest, by John R. Borchert and Russell B. Adams , Minneapolis: Upper Midwest Economic Study, 1963, 
pages 22, 34-3 5 . 
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4. WHOSE RESPONSIBI-LITY? 

Where any area is ripe for demolition I the owners of the land have the 
initial responsibility to act. Primarily these are private property owners; 
government in the case of streets I public schools I and most other public facilities. 
However I the entire task may pass quickly to the property-taxing local govern
ment. 

Surplus 1 obsolete buildings can be disposed of privately only if the land 
has another use valuable enough to pay for the clearing. If the land has 
insufficient value 1 there is no incentive for private action. Even if the local 
government tries to enforce clearance 1 the owner can meet the requirements 
only within his ability to pay. 

If there is no incentive for private action I the burden falls on the local 
government (all taxpayers in the community) in one of three ways: 

1. The land and buildings are forfeited for delinquent taxes and become 
the community's problem. 

2. Taxes are reduced to permit the building to stand I although mostly or 
wholly vacant 1 and the community must replace the lost tax revenue. 

3. A local public agency 1 with power of eminent domain I is organized to 
buy up unsightly, obsolete, partly used buildings and small lots. (This was the 
solution in Fargo.) The public agency clears the land and consolidates the lots 
into larger parcels. The public assumes this task because neither the present 
owners nor the potential users can afford the engineering, demolition, and 
legal costs necessary to clear the land and replat it. The present owners can 
earn a marginal living from it and have no capital for further investment. 
Potential buyers can obtain raw land, almost equally accessible and with no 
need for clearance 1 at low pric~s on the edge of the city. 

The local public agency pays these clearance and land preparation costs 
and re-sells the land for new development. The agency may recover its costs 
when the land is re-sold. But at least an initial subsidy is required 1 and a 
net loss to the public agency is typical. (This net loss was the amount covered 
by local--i.e. 1 municipal--and federal cash grants in the Fargo project.) The 
loss reflects the costs of demolition and land preparation which are obviously 
necessary in the continuing building and rebuilding of our cities but have never 
been budgeted anywhere in the economy. 

The local government mav want to · avoid the burden of clearance. It can do 
so only in two ways: either (l) do nothing or, (2) use state or federal money. 
National trends cited above indicate that no live community can tolerate doing 
nothing. If something is to be done, where does the responsibility lie? 
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On the one hand, local property owners I organizations, and municipalities 
can assume responsibility. The Fargo case shows heavy local assumption of 
responsibility for accelerated renewal. A survey noted in the preceding section 
showed that some Upper Midwest communities have not used their local financial 
and organizational resources at the level which neighboring cities in the region 
have shown to be possible. 

On the other hand, some places in the region will have to turn for help to 
the state and national community. These are mainly cities and villages whose 
trade or industry have declined sharply as a result of large-scale technological 
changes and population shifts. Most often these are small, declining farm trade 
centers or cities tied to mining and transport. In some of these cases there is 
no potential re-use for cleared areas other than permanent hay 1 grass, or forest
ation. In others the plantings may be only temporary and eventually replaced 
by new urban development. For their populations these places have a 
disproportionately large share of the nation's discarded buildings along with 
static or declining tax bases to finance local action. The existing conditions 
result from nation-wide forces completely beyond the control of the local 
community. Furthermore I in the larger of these declining centers the state and 
federal governments have large investments in existing highways and, in some 
cases I harbor facilities. It is in their interest to do what is possible and 
sensible to help clear away the residue from bygone days and make way for 
possible new uses of these facilities in the modern era. 

CONCLUSION 

.,. 

The United States has entered a period of accelerated urban renewal. This 
means a higher level of maintenance and a higher rate of replacement and 
demolition of obsolete and deteriorated structures. 

To keep abreast of this increased pace, the Upper Midwest must: 

l. Continue its relatively high post-war rate of replacement construction. 

2. Accelerate the demolition of vacant and obsolete structures. 

3. Improve maintenance of aging structures still in use. 

4. Better inform the people who occupy substandard homes through a 
combination of modern housing and building codes 1 enforcement 1 and education. 

The effort will have to focus on the old and partly evacuated central areas of 
cities larger than 2, 500 to 5, 000, and the small agricultural trade centers. 
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The responsibility for this task can seldom be placed upon one sector of the 
economy or one level of government. Renewal and responsibility for carrying 
it out have been complicated by the great mobility of American capital and 
people. Renewal takes time, and while it moves forward the population and land 
use patterns of the nation continue to shift. As a result, a given renewal 
problem may be of a local community's own making and capable of independent 
local solution. Or it may be the result of population and business shifts entirely 
beyond the community's ability to influence or cope with alone. 

Regardless of how renewal is financed --publicly or privately, locally or 
with outside help--it is still largely a local affair. Successful and continuing 
renewal demands local initiative, leadership, cooperation, and fiscal support. 
For example, in the federally aided renewal project completed in Fargo, North 
Dakota, the local community furnished 88 per cent of the capital ultimately 
invested in the project area and virtually all of the initiative and leadership. 
Many small communities will need outside stimulation and assi::;tance. 

It is vitally important that the Upper Midwest hold or improve its position 
in the national renewal picture. When regional leaders promote national aware
ness of this region 1 it is important that they be able to point to an array of 
communities in excellent physical condition with the community organization, 
understanding, and leadership to keep them that way. 
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APPENDIX A. 

PUBLISHED AIDS TO UNDERSTANDING THE MECHANICS OF RENEWAL 

1. Planning Urban Renewal Projects (1960, 45 pages, single copy SO¢). Construction and 
Civic Deve lopme nt Department, United States Chamber of Commerce, Washington 6, D.C. 

2. ABC's of Urban Renewal (1957, 25 pages, single copies free). Urban Renewal Division, 
Sears Roebuck & Company, Chicago, Illinois. 

3. Urban Renewal Program: Fact Sheet on Federal Assistance to Communities for Urban 
Re newal and Related Activities (1962, 7 pages, free). Urban Renewal Administration, 
Housing and Home Finance Agency, Washington 25, D.C. 

4. Procedure for Initiating and Carrying Out Federally Aided Urban Renewal Projects and 
Major Requirements for Participation by Municipalities in the Federally Aided Urban Renewal 
Program. Two Staff Papers based on the Fargo experience (1963, 7 and 13 pages ditto, free). 
Urban Action Committee (of the Upper Midwest Research and Development Council) Twin Cities 
Metropolitan Planning Commission, Room 220, Griggs-Midway Building, Saint Paul, Minnesota. 

ORGANIZATIONS AND AGENCIES 
WHO CAN SUPPLY INFORMATION AND SERVICE TO LOCAL COMMUNITIES 

1 . Construction and Civic Development Department 
United State s Chamber of Commerce 
Washington 6, D.C. 

2. American Council to Improve Our Neighborhoods (ACTION) 
Box 4 6 2, Radio City Station 
New York 20, New York 

3. National Association of Real Estate Boards 
Director of Public Affairs (neighborhood conservation program) 
13 00 Connecticut Avenue, N. W. 
Washington 6, D.C. 

4. United States Housing and Home Finance Agency--branches through which 
fe de ral aids are made available to qualifying communities: 

Urban Renewal Administration (planning advances and loans, capital 
grants, technical assistance) 

Federal Housing Administration 
Federal National Mortgage Administration 
Public Housing Association 
Community Facilities Administration 

5. State offices with full-time professional planning assistance staff: 

Community Planning Division 
Department of Business Development 
State Office Building 
Saint Paul 1, Minnesota 

Community Planning Division 
Department of Resource Development 
Madison 2, Wisconsin 

Community Planning Division 
Michigan Department of Economic Expansion 
Lansing, Michigan 
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APPENDIX B. 

The categories and definitions of physical condition used in the community blight surve y 
noted · in this report are listed below. 

Although the definitions are largely subjective, this technique appears to produce roughly 
comparable results in different communities and with different surveyors. Two staff members 
made independent surveys in one community of about 7, 000 population. Their results agreed 
for 89 per cent of the structures and there was no significant difference between the two surveys 
in either community blight score or geographic pattern of blight concentration. 

Independent surveys were made in three communities by local citizen-service groups with 
brief instruction from a UMES staff member. Their results also were not significantly different 
from those of the UMES technician who surveyed the same communities. 

The local surveys were easily accomplished by volunteer groups in a few hours. But more 
important, those who participated stated that they had learned much about their own communities 
in the course of the surveys. 

SYSTEM FOR DESCRIBING QUALITY OF PHYSICAL ENVIRONMENT 

STRUCTURE CONDITION 

POOR (15 points) if structure is "deteriorated" -needs more than painting and minor repairs. 
BAD (30 points) if structure is "dilapidated" -so run down or so poorly constructed that 

rehabilitation unlikely. 

LOT CONDITION 

POOR (5 points) if lot contains one of the following conditions: 

1 • Front part of lot is overgrown with weeds, or, in the case of a 
business building, front area is unimproved. 

2. Lot contains debris - refuse, pile of old lumber, discarded equip
ment, car body, or similar "junk". 

3. Lot contains dilapidated garage, barn, or shed . 

BAD (1 0 points) if lot contains two of the above conditions. 
VERY BAD (15 points) if lot contai~ three of above conditions. 

STREET CONDITION 

POOR (5 points per structure) is street lacks curb and gutters or needs substantial repair. 
BAD (l 0 points per structure) if street is unimproved or is so deteriorated that complete 

resurfacing is necessary. 

COMMUNITY FACILITIES (Residential Areas) 

WATER (5 points) not served by public water system. 
SEWER (5 points) not served by public sewer system. 
SCHOOL ACCESS (5 points) homes are in a residential area that lacks convenient and 

safe access to elementary school. (Intervening river, business area I major 
thoroughfare, railroad, or similar barrier.) 

RECREATION AREA (5 points) homes are more than a half mile from open country or play
ground of three acres or more. 

SIDEWALKS (5 points) homes not served by sidewalks on at least one side o f the street. 

ENVIRONMENT 

PARKING (10 points) space not readily available on the peak afternoon of the week within 
one block of the business or, if it is available, cars must park in front of 
adjacent homes. 

LAND-USE CONFLICT (1 0 points per conflict) busine.ss use adjacent to or across the street 
from residential use, where there is a lack of screening. Non-retail business 
use between two retail uses. 

SIGNS (5 points per business structure) not controlled. (As evidenced by signs over
hanging sidewalk and clutter of temporary signs in front of roadside business.) 

OVERCROWDING (15 points) homes with lot frontage less than 4 0 feet, or multiple 
dwellings with less than 6, 000 square feet for structures containing up to 
four units and 1, 500 square feet for each additional dwelling unit. 

TRAFFIC CONFLICT (5 points) homes adjacent to traffic artery carrying 3, 000 'Or more 
vehicles per day or within 100 feet of railroad right-of-way. 

TOTAL POINTS: 125 

Evaluation for each structure, lot, or block of street is entered on a large-scale map of the 
c ommunity. Distribution of blight is thus shown on the map, and the community blight score is 
o bta ine d by totaling the entries, dividing by the number of structures , lots 1 and blocks, 
re spective ly, and expressing the resulting number as a per cent of 125. 
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APPENDIX C. 

FURTHER INFORMATION ON SOURCES AND DERIVATION OF FIGURES PRESENTED IN TABLE 1. 

Numbers of non-farm dwelling units at the start of each decade are U.S. Census count s of 
occupied dwelling units adjusted upward in accord with the vacancy rates es timated by 
Landsberg, Fischman, and Fisher. See Resources for American's Future, by H, H. Landsberg, 
L. L. Fischman, and J, L. Fisher, Baltimore: Johns Hopkins Press, for Resources for the 
Future, Inc. (RFF), 1963, Table A 4-5, page 621. The RFF vacancy rate inc ludes dwellings 
which are unoccupied seasonally as well as year-around dwellings which are t emporarily 
vacant pending sale or rental. Figures for 1970 and 1980 are RFF medium projections of total 
dwelling units stock from the source noted above, minus the estimated number of farm dwellings. 
The number of farm dwellings was projected by reducing the number of farms for e ach of the 
two decades 1960-1970 and the 1970-1980 by the same per cent which was observed fro m 1949 
to 1959 according to the Census of Agriculture. 

Vacancy rates shown in Table 1 are those which were estimated for the past and projected 
for the future by Resources for the Future (RFF). (See preceding reference.) 

Numbers of new dwelling units started during each of the three decades between 1930 a'nd 
1960 are the census counts of dwelling units in structures less than 10 years old at the time 
of each decennial census. For each of those three decades the following ratio was calculated: 
(census count of dwelling units less than 10 years old) I (RFF estimate of non-farm housing 
starts). The mean of these three ratios was multiplied by RFF estimates of non-farm housing 
starts for earlier decades, This adjustment was made in order to make the RFF historical 
series comparable with the census age-of-housing data which were used in this study to 
calculate replacement rates. The RFF series of estimates of non-farm housing starts per 
decade runs from 1890 to 1960. However, a companion series "Estimated Tota l New Dwelling 
Units", is projected by the RFF to the year 2000. The RFF series o f estimates of non-farm 
housing starts was extended from 1960 to 1980 by multiplying projected "total new dwelling 
units" for the 1960s and 1970s by the mean of the ratios (non-farm housing starts RFF) I 
estimates total new dwelling units) for each of the decades between 1900 and 196 0. 

The authors express their appreciation to the following present or former 
staff members of the Urban Research Program, Upper Midwest Economic Study, 
who helped to prepare and produce this report: 

Laurence J. rung-cartographic design and supervision. 
Ronald J. Matros-cartographic assistance. 
Robert Peterson-cartographic and field survey assistance. 
Robert LeBlanc-research assistance. 
Dorene J. Minder-typing. 
Charles C. Whiting-editing. 
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