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ABSTRACT

ANALYSIS AND EVALUATION OF THE MACK-CONCORD
CONSERVATION PROJECT, DETROIT, MICHIGAN

by Kenneth Roy Toole

The analysis and evaluation of the Mack-Concord
conservation area is an attempt to determine the role of
a middle aged neighborhood ih‘the City of Detrolt and to
examine how one of the first Federally assisted conservation
projects in the Unlted States was able to renew and.
strengthen the identity of the Mack-Concord neighborhood
and 1ts positlion in the City.

If we are to maintain our present urban centers,
technliques must be derived to conserve our aging core
developments. Thils thesls describes Detroit's efforts to
develop such a conservation program as a model for the rest
of the riation, using the Mack-Concord area as 1ts pilot.

To fully understand the overall conservation program; the
methods by which project neighborhoods are chosen in Detroit
are discussed briefly in Chapter I, "Conservation in Detroit."
This discussion includes a description of the process by
which the.pilot project was chosen.

The second chapter, "History of the Mack-Concord Area,"
dwells on the development and decline of the Mack-Concord

nelghborhood and reports on the existing characteristics of



Kenneth Roy Toole

the neighborhood at the time the project was initiated. To
facilitate the analysls and evaluation of the project effort
and the techniques used during the execution of the project,
the thesls includes a detalled ‘description of the goals and
objectives for the Mack-Concord area éccompanied by a
narrative of the physical plan for %he nelghborhood.

Chapter IV, "Effectuation of the Plan," 1s devoted
entirely to the analysis of the conservation plan, the
techniques used to carry out the plan, and their effects
upon the physical and soclal being of the nelghborhood. The
factors considered in this analysis include the methods used
to organlze the residents of the project area, the methods
of code enforcement, the soclal transitions in the area,
the economic conditions of the residents and the success
of the public improvement plan for the area. The data for
this analysis was gathered through research and personal
interviews with members of the Detroit City Plan Commission,
the Detrolt Housing Commission, and residents of the nelghbor-
hood.

The final chapter of the thesls is an evaluation of the
entire Mack-Concord conservation effort, the plan, its
implementation and its lasting achievements. The evaluation
becomes more meaningful with the inclusion of various
experiences from other conservation projects in citiles
throughout the United States. These experlences are incor-
porated into a final list of conclusions and recommendations

for improving future conservation efforts.
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The most significant finding of thls thesls 1s related
to the socilal and economic condition of the conservation
neighborhood. If conservation 1is to'be successful, not only
physical factors, but social and economlic factors must be
carefully weighed when selecting a project area and must be
maintained in a healthy conditlon and improved through

constant educational efforts during project execution.
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INTRODUCTION

The Analysls and Evaluation of the Mack-Concord

Conservation Project, Detroit, Michigan 1s an examination of

one of the first Federally assisted conservatlion projects
initiated under the urban renewal demonstration program of
the 1954 Housing Act. The purpose of Detroit's demonstration
was to try out and report on methods and techniques for
accomplishing a conservation pro,ject.l It was expected

that the Mack-Concord experience would serve as a gulde to
conservation efforts in other communities throughout the
United States. For thls reason the Mack-Concord project

has been referred to as Detroit's "pilot" conservation

effort. Pllot, acceording to the definition in Webster's

New Collegiate Dictionary, is an adjective referring to
that théh serves on a small scale as a gulding device, a
trial unit, or an experiment prepafatory to full-scale
activity.2
Throughout this thesis the terms "conservation" and

"rehabilitation" are both applied to the Mack-Concord

lU.S., Housing and Home Finance Agency, Urban Renewal
Demonstration Grant Program - Project Directory (March, 1963),
pa 1_60

2Webster's New Collegiate Dictionary (Springfield, Mass.:
G. & C. Merriam Co., 1958), p. 639.

1




renewal project. To explain the use of these terms and
eliminate confusion, conservation and rehabllitation as used
by the City of Detrolt and as used by the Federal government
should be clearly defined. The City of Detrolt has
identified conservation areas as stable nelghborhoods in
which the majority of the structures are not in need of
major repalr, but in which the general environment 1s in
need of substantial improvement. Rehabllitatlon, according
to the City, involves areas in which the majority of the
houses are in need of major repalr and will ultimately be

in need of clearance.3 The Housing Act of 1954 on the

other hand, refers to conservation as an effort to improve
the soclal and economlic characteristics of a nelghborhood
through encouragement of normal home maintenance and
improvements in public faclilities. The Act refers to reha-
bilitatlion as a renewal effort involving major improvements
in residentlal structures, beyond normal maintenance.u The
difference between the two sets of definitlons is that
according to those of the City of Detroit, conservation
includes the repair or elimination of undesirable structures,
whereas according to terminology in the Housing Act, an

effort including structural repair would be a combination of

3Maurice Parkins, Nelghborhood Conservation (Detroit:
Detroit City Plan, 1958), p. 22.

uU. S., Congress, Housing Act of 1954, Public Law 560,
Title III, Section 311.




conservation and rehabilitation. For this reason, the Mack-
Concord project 1s referred to as both a conservation and
a rehablilitation project.

In order to understand the character of the Mack-
Concord neighborhood and its role within the City of Detroit,
a-portion of this thesis is devoted to the development of
the project area from the turn of the century, 1ts gradual
decline after the depression of the 1930's, and the reasons
why 1t was chosen as Detroit's pllot conservation project.

The analysis of the project includes an examination of
the organization of the Detroit City Plan Commission as it
relates to conservation, and a study of methods used by the
Plan Commission to organize the Mack-Concord area for
conservation. Both the goals and objectives for the project
area and the technlques used to implement these goals and
objectives are analyzed and evaluated.

The examinatlion of these phases of the conservation
effort facilitates the determination of thelr effectiveness
during and after the project execution. The final chapter
of this thesls, "Plan Effectuation and Recommendations,"
includes a survey of various other conservation and reha-
bilitation projects throughout the United States and the
techniques utilized during the execution of these projects.
Many of the techniques are incorporated into the list of
recommendations suggesting how Detrolt could make 1ts future

conservatlion projects more successful.



CHAPTER I
CONSERVATION IN DETROIT

buring the past twenty-five years Americans have spent
billlions of dollars in clearing slums and redeveloping
blighted areas. In 1937, the first government agencies
were created by the Unlited States Houslng Act to raze slum
areas for the purpose of bullding public housing units.
This was followed by the Housing Act of 1949 which created
the Urban Renewal Administration recognizing that slums had
become a national problem and authorizing acquisition and
Cclearance' ' of slum areas to be resold to private investors
for redevelopment in residential or business uses. If
wasn't until the Housing Act of 1954 that Americans recognized
the fact that huge sums of money had been invested in
removing o0ld slums, but only token amounts of money had been
spent in prevention of slums. The 1954 Act broadened the
definition of Urban Renewal stating that renewal could
include "the elimination and the prevention of the develop-
ment or spread of slums and blight, and may involve slum
clearance and redevelopment..., or rehabllitation or conser-

vatien..., or any combination or part thereof‘."5

SIbid.



The Act further stated that rehabilitation or conser-
vation could include the restoration and renewal of blighted,
deteriorated or deteriorating areas through:

1. Carrylng out plans for a program of voluntary repair
and rehabilitation of buildings or other improve-

ments 1n accordance with the urban renewal plan;

2. Acquisition of real property and demolition or
removal of bulldings and improvements thereon
where necessary to eliminate unhealthful,
insanitary, or unsafe conditions, lessen
density, eliminate obsolete or other uses
detrimental to the public welfare, or otherwise
remove or prevent the spread of blight or
deterioration, or to provide land for needed
public facilitiles;

3. Installation, construction, or reconstruction
of such improvements. . ., and

4, The disposition of any property acquired in such
urban renewal area. . .at its fair value fgr uses
in accordance with the urban renewal plan.
The 1954 Housing Act further amends the 1949 Act to provide
loans and mortgage insurance to assist the flnancing required
in conservation and rehabilitation areas.

Development of Detrolit's
Conservation Program

Upon passage of the 1954 Housling Act, the City of
Detroit took immedliate action to establish a conservatlon
program stating that "Detroit's population is endangered
1f deterloratlon continues and taxable values of many

properties from which necessary cilty revenue 1s derived will

6Ibid.



be seriously affected. The conservation of neighborhoods

is a responsibility of the municipality through the exercise
of 1ts police powers and the functioning of the departments
and agenciles related to éoning, building regulations,
traffic control, vital public services, housing and slum
clearance."7 Common Council, Detroit's governing body,
appropriated $50,000 for the purpose of preparing the
necessary planning surveys for a conservation program. The
City Plan Commission established conservation as a major
"line" division along with the Current, Long-Range and Zoning
Divisions. The Conservation Division, which was absorbed

by a newly created Urban Renewal Division in 1961, was
staffed by nine people, seven of whom were professional
planners. Its job was to develop a comprehensive plan for

a neighborhood conservation programto-include the delineation,
priorities and detalled plans for every nelghborhood which
fulfilled the following criteria: 1. All properties in the
neighborhood should be feasible of upgrading to property
rehabllitatlon standards as determined by the City; 2. The
heighborhood should have residentlal qualities, aesirable
locatien, and physical characteristics, as weli as other
evlidences of vitality, assuring that conservation efforts

could restore the area to a long-term sound condition; and

7Detroit City Plan Commission, Handbook 1954, Appendix C.
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3. Street and land use patterns should be such that they
could be adapted to present day needs or objectives.8
To promote the conservation cause in Detroilt, the mayor
had, in 1953, appointed a 34-member Detroit Committee for
Neighborhood Conservation and Improved Housing. One-half
of its members were City department heads and the other
half were representatives of civic, religious, business,
labor, and other community groups. The Committee adopted
the following objectives to aid in guiding, coordinating,
and developing the conservation effort--to preserve, main-
tain, protect and improve stable neighborhoods; to conserve
and rejuvenate middle aged areas which face the threat of
decline; and to hold the line and reverse the trend in
deterliorating areas.
Following the appointment of the advisory committee,
Common Councll requested the City Plan Commission to draft
a general statement of policies and objectives. The
following pollicies were recommended in a report by the Plan
Commission for adoption by the city:

1. Adoption by the city administration of a policy
making the conservation and improvement of
neighborhoods a major objective and directing
all city departments and agencles to use their

facllities toward the carrying out of this
policy.

8U. S., Housing and Home Finance Agency, Urban Renewal
Manual, Volume 1, Part 12, Chapter 1, Section 2, p. 1.
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2. Definition of the responsibility of each city
department in carrying out a policy of neighbor-
hood conservation as an lndispensable part of
the broad housing and rebullding program.

3. Establishment of nelghborhood conservation areas
by the City Plan Comgission in conjunction with
other clty agencies.

The report also outlined a neighborhood conservation
program and suggested the organization for the Committee for
Nelghborhood Conservation and Improved Housing which would
be most useful to the program. The report was submitted to
councll and reviewed by the Committee. Followling the
organizational suggestions of the City Plan Commission
report, the Committee appointed seven sub-committees
corresponding to the seven elements of the Workable Program
for Urban Renewal: planning, citizen participation, code
enforcement, legal, financlal, relocation and publicity
and public relations. These sub-committees act in an
advisory and coordinative capacity to both the cilty adminis-
tration and the general public in the conservation effort.

The operation of the Committee has not changed greatly
since 1ts 1inception in 1953. The entire Committee still
meets once a month while 1ts executive committee meets
every two weeks. The executive committee 1s made up of

those closest to the action phase of the conservation pro-

gram: the chairman (Dr. Joseph G. Molner, Commissioner of

9Parkins, Nelghborhood Conservation, p. 12.
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Health) and vice-chairman (Mr. Charles A. Blessing, Director
of the City Plan Commission) of the advisory committee, the
sub-committee chalrmen, the Director-Secretary of the Detroit
Housing Commission, the City Controller, and a full-time
secretary. The sub-committees meet as often as needed to
review the work of the technical staff and advise it on

future assignments.lo

Preliminary Planning

In order to select generalized planning areas for
preliminary study, Detroit's 13,000 residential blocks were
analyzed as to housing and soclo-environmental conditions
using the 1950 Census and other availlable data for six
selected factors. The factors were: (1) age of structure--
by block; (2) dilapidation of structure--by block; (3)
overcrowded dwelling units--by block; (4) owner-occupancy--
by block; (5) median income--by census tract; and (6) average
‘monthly rentals--by block. These factors were assigned
numerical welghts on the basls of thelr relative lmportance
in characterizing the condition of the block and the
neighborhood. Appropriate welghts were added together for
each block of the City to provide an overall rating of the

block for all six factors. On the basis of these scores, the

10Maurice Parkins, Speech delivered before the AIA,
Detroit Chapter (May 27, 1957).



12

City was divided into four generalized planning areas:
development (vacant areas for future use), conservation,
rehabilitation, and redevelopment.ll
The purpose of conservation 1s to restore the economic
and soclal values of deteriorating neighborhoods which are
basically sound and worth conserving and in which existing
bulildings, public facilities, and improvements can be
economically renewed to a long-term sound conditlon. This
may include some spot clearance. Rehabilitatlon and redevelop-
ment areas are those which will ultimately be 1in need of
clearance or those which have been designated for clearance
by the City Plan Commission.
The followlng range of conditions and treatments were
found in conservation areas:
1. Minor Improvement--Essentlally stable areas whilch
require the preservation and maintenance of
stable nelghborhood characteristics and the improve-
ment of living amenities through ordinance or

code enforcement or enactment, as well as through
the provision of any needed public facilities.

2. Medium Improvement--Areas requiring more baslic
improvements to both structure and the general
neighborhood environment.

3. Major Improvement.--Areas 1n which the majority of
the structures are not 1in need of major repair, where-
as the general environment is in need of substantilal
improvement. The rejuvenation and blight preventlon
in these areas would be accomplished through a compre-
hensive neighborhood improvement plan. Thils would require

llMaurice Parkins, Neighborhood Conservation, p. 21-22.
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the removal of congestlion and adverse land uses,

provision of parks and playgrounds, reorganization

of the street pattern, and the encouragement of

physical imggovements to the basically sound

structures.

To check this statistical information and refine the

above tentative classification of the residential blocks
into generalized planning areas, a block-by-block field
check was made of the fifty neighborhoods designated 1n the
Master Plan as conservation areas. These areas were marked
for first priority study. The Conservation Division
recorded the following five factors on a block-by block,
nelghborhood-by-neighborhood basis 1n the fifty neighbor-
hoods: (1) houses in need of minor repalr (painting, cleaning,
landscaping); (2) houses in need of major repair (requiring
2 large flinanclal expenditure to bring the structures up to
acceptable standards); (3) houses to be demolished (unsafe
and unsound); (4) conversions and (5) non-conforming uses.13
Each of these five factors was welighted on a block basis to
determine the type of conservation needed in each block--
minor, medium, or major--and where spot rehabilitation or
clearance would be necessary. This survey reinforced the

results obtained from the original study in which the 1950

Census was used and polnted up the fact that structural

12U. S., H.H.F.A., Urban Renewal Manual, Volume 1,
Part 12, Chapter 1, Section 1, p. 1.

13Park1ns, Neighborhood Conservation, p. 33-34.
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deterioration and some environmental decline had already
taken place in the conservation neighborhoods.
TABLE 1.--Total Number and Percentage of Residential Blocks

in Each Category of Proposed Reme?ﬁal Action in the 50 Con= -
servation Areas

Type of Remedial Action Proposed No. of Blocks Percent
Minor Improvement 1457 50
Medium Improvement 864 29
Major Improvement 364 12
Rehabilitation 137 5
Redevelopment 108 4

Total 2930 100

The field survey was followed by an analysis of the
social and environmental characteristics of each of the first
priority conservation neighborhoods. The soclo-environmental
factors which were obtalned on a nelghborhood unit basis
from the 1950 Census, the Detroit Master Plan, field
inspections and from other sources were the following: (1)
number of residential blocks; (2) estimated 1953 population;
(3) percentage of non-whites; (4) percentage of dilapidated
structures; (5) percentage of blocks with dwelling units
built since 1925; (6) percentage of overcrowded dwelling units;
(7) percentage of owner-occupied units; (8) median income;

(9) average monthly rental; (10) percent of voting participation ;

M1p14., p. 35.
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(11) neighborhood services, facilities and agencies; (12)
deficiency of public‘recreation space.15

In terms of populatlion, these studles revealed that
the fifty areas contalned about one-third of the City's total
residents while their 3,000 residential blocks constituted
less than one-fourth of the City's total 13,000 residential
blocks, 1ndicating a high degree of population concentration.
It was noted that those areas lying close to rehabilitation
and redevelopment areas or industrial corridors were influenced
to the extent that they were generally in poorer condition
and more densely populated than those areas nearer more stable
neighborhoods.

The fifty conservation areas were generally typified
by wood frame homes of varying sizes, approximately thirty to
forty years old. Because the majority of the homes were con-
structed accoprding to the bullding code requlrements adopted
in 1911, they had remained essentlally sound structures. Of
those in need of physical improvement, most were only in
the initial stages of deterioration in 1954. Of the 3,000
blocks field surveyed, only 12 per cent appeared to require
major improvement, five per cent rehabilitation and four per
cent redevelopment.

The majority of the blocks 1n these areas contained

lots averaging 30 feet in width having extremely high bullding

151p14.
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coverage. The result was an overcrowding of the land with
accompanying deficiencles in open space, 1light, and air.
Although the average population density was slightly over
29,000 persons per square mile, the population exceeded
42,000 persons per square mile in some sections of the
conservation neighborhoods. Other problems prevalent in
these areas included the high incidence of non-conforming
uses, alley structures badly in need of repair, a lack of
parking space, and glaring deficiencles in public open space.
There was an average of one-half acre of open recreational
space for every 1,000 persons compared to the average three
écresuper 1,000 persons recommended by the Detroit Master

Plan. 16

Selection of Pilot Conservation
Nelghborhoods

The selection of the pilot conservation neighborhoods
was based on the following factors: (1) physical condition,
(2) economic and social structure, (3) geographic distri-
bution, (4) presence of planning problems broadly character-
istic of the Middle-Aged City; (5) the possibility of co-
ordinating major public improvements in the selected area
with those elther scheduled or proposed under the City's

six-year capital improvement program; and (6) the possibility

61514, p. 39.
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of achieving concrete results through the cooperative
work of the citizens of the selected area, the various public
agencles and financial institutions.l7
As a result of the above conslderations, the conservation
staff recommended two of the 55 nelghborhoods finally
delineated for conservation purposes to the planning sub-
committee of the Committee for Neilghborhood Conservatlion and
Improved Housing for selection as the pllot conservation areas.
The location of the selected areas:
1. An east side neighborhood designated as Unit
6-E in the Master Plan bounded by Concord,
Gratiot, Warren, Van Dyke, and Mack Avenues.

2. A west side nelghborhood deslgnated as Unit
3-F in the Master Plan bounded by Livernois,
Elmhurst, Dexter, Joy Road, and Grand River
Avenue.

It was felt that both neighborhoods met the following
criteria consldered essential for effectuation of a success-
ful conservation program:

1. They presented a wide varlety of planning problems.

They were of manageable size.

They acted as barriers to blight.

= w
. .

They were nelther the worst nor the very best
of the middle-aged nelghborhoods.

5. The two nelghborhoods were located on opposite
sldes of the City and represented planning
problems commgn to the corresponding sections
of the City.l

171p14., p. b1.

18Parkins, Speech delivered before the AIA, Detroit

Ghapter, May 24, 1957.
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Being most representative of the Middle-Aged City,
neighborhood 6-E on the east side of the City, hereafter
known as the Mack-Concord Project Area, was chosen as the
initial project. The Survey and Planning application for
this project was submitted on June 23, 1955. The full
background of thls area willl be discussed 1n the next chapter,

"History of the Mack-Concord Area."

Detrolt's Ten-Year Conservation Program

What were the plans for treatment of the remaining 54
conservation nelghborhoods? In order to coordinate the
overall conservation effort with the initlal project, the
Conservation Division of the City Plan Commission was
directed in September of 1955 to prepare a long-range con-
servation program lncorporating a balanced system of
priorities for nelghborhood improvements with the City's
Six-Year and Reserve Capltal Improvement Program.

The staff recommended a ten-year program which the
Clty Adminlstration adopted 1n October of 1955. The program
would have provided the neighborhood areas with publilc
Improvements, including streets and alleys, new schools and
playgrounds, and removal of extremely dllapidated structures,
alley dwelllngs, and objectionable non-conforming uses.

The ten-year effort called for five new projects to be under-
taken each year. The first stage in the three stage prodram
included 15 neighborhoods during the three-year period from

1956-57 to 1958-59; stage two covered the three years from
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1959-60 to 1961-62 and included 20 neighborhoods; stage three

called for conservation in the remailning 19 areas to be

initiated during the four year period from 1962-63 to 1965-66.
The program was to involve two types of conservation

projects. Flrst, Federally assisted projects which were to

include 36 areas selected for major public improvements and

which were to be carried out by the City with two-thirds

Federal aid. Second were the non-assisted projects which

were slated for minimum public improvements to be carried

out by the City without Federal asslstance, but alded by the

FHA home improvement mortgage program. The cost of the

program was estimated at $73,000,000. Detroit would contribute

$32,000,000 while the Federal share would total $41,000,000.

It was felt that the program was within Detroit's financial

capabilities, was necessary in the face of declining property

values and would have been free of possible major problems

in the displacement of f‘amilies.19
The ten-year program was approved by the City Plan

Commlission on October 19, 1955 and was subsequently reviewed

and approved by the Committee for Nelghborhood Conservation

and Improved Housing, the Controller, the Mayor, and the Common

Council. On June 19, 1956 a new section, "Neighborhood

l9Maur1ce Parkins, A Ten-Year Investment and Program
to Eliminate Deterioration and Prevent Blight and Slums in
Detroilt's 54 Middle-Aged Neighborhoods (Detroit: Detroit
City Plan, 1955).
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Conservation Areas," was added to the Detroit Master Plan.
This was to serve as a basls for selecting speciflic neighbor-
hoods for Detrolt's conservatlion program at the rate of five
proJects per year.20

The first five projects selected 1ncluded six nelghbor-
hood units and totalled 2,000 gross acres. There were an
estimated 11,000 structures in the areas housing approximately
70,000 people. This first package of five projects was
presented to the Federal government during the 1958-59 fiscal
year and returned unapproved, presumably due to a lack of
funds. This lack of Federal funds stifled the teri-year
program and Detroilt never again submitted such a package to
the Federal agency. It was felt that after the program
galned momentum that enough Federal funds would become
available to enable Detroit to carry out one new project,
possibly two, a year. At this rate however, Detroit's con-
servation program would be extended to a period of half a
century or more.

In the meantime, Detroit has gone ahead with plans to
renew 20 nelghborhoods with City money alone because they do
not qualify for Federal assistance. The City 1s doing this
before they become Federally eligible--dilapldation wise--to

prevent the conservation Job from becoming more costly

20Parkins, Neighborhood Conservation, p. 42.
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and time consuming. Field offices opened in three such
neighborhoods in 1963: Vernor-Springwells to the west of
the City, Klefer-Ford to the north, and Jefferson-Chalmers
to the east. At the same time, 20 nelighborhoods are on the
drawling boards walting to be accepted for Federal assistance.
Since October 1957, when the Mack-Concord Project was
finally approved, the government has accepted a second
assisted conservation project on the north edge of the

City, the Elght Mlle-Wyoming Project.21

The City 1s now in
the process of choosing a third conservation area to be

accepted for Federal assistance.

21Detroit City Plan Commission, Detroit Urban Renewal,
May, 1963.




CHAPTER II

HISTORY OF THE MACK-CONCORD AREA

The Mack-Concord Conservation Project lies 1in Detroit's
Middle-Aged City. The Middle-Aged City 1s a three-mile wilde
band, 20 miles square, surrounding the blighted core of the
central clty. It contalins approximately 500,000 persons 1in

180,000 dwelling units.%?

The Mack-Concord Project Area
situated about three miles northeast of Detroit's downtown,
embraces 273.7 gross acres in the Middle-Aged City as shown

on Plate 3.

Development

During the early 1900's the Mack-Concord area was a
part of the fringe development occuring along a diagonal
line running northeast from the center city. Lylng ilmmediately
south of the intersection of Gratiot and Grand Boulevard, the
neighborhood provided a very pleasant place in which to 1live,
equally as accesslble to the farms and countryside to the
east as 1t was to Detrolt's downtown to the southwest. The
Grand Boulevard, a new tree-lined suburban ring road 150 feet

in width, had Just been completed, bisecting the nelghborhood

22Maurice Parkins, "Emerging Problems in Urban Renewal,"
Remarks given at the 1959 American Soclety of Planning Officlals
national convention.
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from north to south and adding greatly to the charm of the
area. The neighborhood developed as a group of one-family
white cottages spreading southward to Mack Avenue where a
new high school and Lutheran church were constructed and
more community faclilities were planned. It was a very
prosperous and well-ordered neighborhood.

Vacant lots were stilll available in the neighborhood
as 1t neared maturity 1in the years prior to World War I.
However, as mass production and the automoblle industry
spurred home bullding in the area and as construction spread
ts the east, the Mack-Concord area was swallowed by the City
of Detroit. Shoppling along Mack and Gratliot Avenues became
very fashionable. The pobulation was made up of skilled
tradesmen along with some shopkeepers and professional
people, most of whom were of German stock. Large brick and
masonry homes were bullt on roomy lots along the Grand
Boulevard while the smaller single famlily and new two-
family frame homes continued to spread through the interior
of the neighborhood. After the war, porched two-family
brick homes were constructed. The homes were generally on
30 foot lots with off-street parking or stables in brick or
frame structures on 18 foot alleys to the rear of the
properties. The dwellings contlinued to be well maintained
and retalned their well-groomed appearance through the
twentles. Apartment houses and row structures began to appear
in the area, but had no bad effects. There were still no or

few caré as this was primarily the era of mass transportation.
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Decline

Middle age and decline 1n the Mack-Concord area came
in the 1930's as homes became agbsolete and many of the young
families started moving to the suburbs. The Mack-Concord
area began to suffer from the problems which have plagued
many of the nelghborhoods throughout the nation which were
built during the pre-World War I period. Although Detroit
passed a bullding code in 1911, assuring essentially sound
structures, many of our standards 1n housing construction
and design have changed over the course of time. During
the early perlod in the history of the neighborhood, many
wealthy resldents bulilt large homes which became outmoded
and too costly to maintain. The result was the converslon
of these homes 1into boarding houses, rooming houses, conval-
escent homes, offices, clubs, or light industrial plants,
causing nelghborhood deterioration. The prevalence of 30
foot lots 1in the 1interlor of the neighborhood contributed
further to the overcrowding and deterioration in the project
area. Many of the commercial and industrial uses which were
intermingled among the residential neighborhoods and extended
a blighting influence in these areas were due primarily to
the lack of a zoning ordinance in the City until 1940. The
overcrowdling caused by alley residences and the use of
single lots for more than one residential structure could

also be attributed to the lack of a zoning ordinance.
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By 1940, the Mack-Concord area was definitely on the
downgrade as 1t became a haven for Negroes moving from the
center city slums. In 1947, when Detrolt's Master Plan was
adopted, the nelghborhood was in the early stages of decay.
The traffic resulting from the traditional grid iron street
pattern which encourages through trafflic was becoming a
serlous problem as 1Industry moved closer to the neighborhood.
The only off-street parking in the area was found in the 18-
foot alleys to the rear of the propertles and these had
become too narrow for the new and wlder automobiles. As
the years passed, standards for community facilities,
particularly recreation, changed. There existed in 1953 only
one acre of recreation space for every 1000 persons 1n the
Mack-Concord area as compared to the Master Plan requirement
of three acres per 1000 persons. By 1953 deterioration in
the project area had become a menace to adjoining neighbor-
hoods. Filnancing for home improvements had become difficult
to obtaln, illegal conversions of all types were taking
place, zoning varlances were numerous, and for sale slgns
were increasing.

However, the Mack-Concord area retained many of the
advantages of an older, well-established residential neighbor-
hood. Schools and libraries were adequate. Cilty services
such as police protection and the malntenance of paved
streets lined with mature shade trees had been 1n existence

for many years. Access to employment areas was readily
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avallable on transit lines and majJor traffic arterles which

transversed the nelghborhood.

Status of the Nelghborhood in 1954

What was the status of the Mack-Concord area in 1954
when initlal studies were made on Detrolt's first conser-
vation effort? One of the first studles completed was the
Neighborhood Attitude Survey in April of 1954. Such a
survey 1s very important in a conservation area where the
planning process 1lnvolves the direct participation and
cooperation of the residents. It becomes an invaluable
asset 1n determining the future physical pattern of the
nelghborhood. The purpose of Detroit's study was to examine
the attitudes of the people, to determine their values,
likes and dislikes 1in terms of home and environment, and
apply thls knowledge to the conservation project. The inqgquiries
of the study included: (1) background characteristics of
the head of the famlly including hls age, sex, race, occupation,
and hometown; (2) information on the respondent's past and
present places of residence; (3) his attitudes towards various
features of the neighborhood lncluding parking, size of lots,
street pattern, schools, recreation etc.; and (4) his degree

and nature of socilal and civic participation.23

23Parkins, Neighborhood Conservation, p. 54.
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It 1s interesting to compare the Detroit survey with
the suggested inquiliries for such a survey in the Houslng and

Home Finance Agency's Technical Gulide No. 5, Family Surveys

in Conservation Areas, which 1s based on Detroit's question-

naire. The Technical Gulde included all of Detroit's
questions and added the following: (1) Do the families
want to stay in the nelghborhood?; (2) Can they adapt to
changes in the old neilghborhood?; (3) Do they like their
homes well enough to improve them?; (4) Can they afford to
make home improvements?; and (5) Can they afford to make
higher monthly rent or mortgage payments?Qu

The survey 1n the Mack-Concord area did not include
any inquirlies 1nto the financial capabllities of the people,
one of the critical polnts 1in selecting a conservation area.
Detroit's sole source of financial data was that related to
income in the 1950 Census. Mr. Robert Smith of the Detroit
Housing Commission stated that financially, the criteria for
choosing the project area were not compatible with the
results desired. Being dependent upon the efforts of the
residents to improve thelr homes, how can a conservation
effort be successful 1if the economlc condition of the residents

1s generally poor due to low and lnsecure incomes? This

naturally breeds poor credit risks and a transient population.

2L‘U. S., Housing and Home Finance Agency, Family Surveys
in Conservation Areas, Technical Guide No. 5, p. 4.
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Another weakness 1n the Mack-Concord attitude survey
was the question of whether the famllies wanted to stay in
the nelighborhood. It 1s difficult to say what the answers to
thils question might have been at the time, however, Just
prior to the survey and planning stage of the project, a
large turnover 1n population in the area began, to the
detriment of the project. The turnover was due first to the
transition of the area from an entirely white neighborhood
to a predominantly Negro nelighborhood; secondly, due to
the relocation of people from the slums located 1n redevelop-
ment areas 1n the central city to the eastern portions of
the Middle-Aged city, and, lastly and more recently, as a
result of the movement of the middle-class Negro out of the
area and the influx of the lower class Negro.

When examining the results of the attlitude survey,
it must be kept in mind that it covered only a small
portion of the total 2,903 dwelling units in the area. A
probability sample of 108 dwelling units was selected (3.7%
of the total) from which 89 interviews were actually conducted.
The study revealed the followlng:

Most people 1nterviewed found little or nothing wrong
with their houses.

Few whites or Negroes thought thelr houses required
majJor attentlon or lmprovement

Most people viewed thelr neighborhood as being a
block or less, others several blocks.
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Most people were dissatisfied with the type of
new nelghbors moving into thelr area, the lack

of parking space, the traffic on residential
streets, the lack of parks and playgrounds, the
noise and dirt and the inadequacy of city
services.

They were satisifed with public transportatlion,
the location of schools, the location of shopping
facllities, the street trees and the street
lighting.

Most residents, whites particularly, were uninterested
in partis%pating in a neighborhood conservation
program.

The attitude survey was considered useful 1n involving
people 1n the conservation program, however, the validity of
the sample as belng representative of the overall neighborhood
was questionable. The subsequent American Public Health
Associatlion survey of 100 per cent of the structures in the
area found 14 per cent.inneed of major repalr and 21 per cent
in need of minor repair. Experience further found that
contrary to the results of the study, most people were
interested 1n takling part in the conservation project through
nelghborhood organizatlons.

The housing quality survey using the American Public
Health Assoclation appraisal technique was conducted for the
purpose of identifying factually and objectively housing and

environmental conditions in the conservation neighborhood.

The survey revealed that most of the housing was basically

~

25Parkins, Nelghborhood Conservation, p. 54.
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sound, but was seriously threatened by poor environment.
There were 54 block frontages which were rated as having
poor or very poor environmental quality. (Environmental
quality 1s the comblned evaluation of four items: ¢traffic,
railroads, parks, and elementary public schools.) It was
further noted that home owners had lower penalty scores
than renters. Homes occupied by non-whites were 1in poorer
condition than those occupled by whites due to the lower
incomes of the nonwhites and the deteriorated condition of
the homes which the whites had left. Of the 2894 dwelling
units inspected, 534 or 18.5% of the units contained a
total of 933 basic deficiencies. (Baslc deficiencies relate
to facilities, malntenance, overcrowding, dwelling quality
and environmental quality.) It is interesting to note that
no one unit had more than four of the possible light
deflclencles, thus indicating structurally sound housing.26
Further examination of the area and its population in
1954 shows that the number of people in the neighborhood
increased almost 1000 from 1950 to 1954. It 1is suspected
that most of thls increase in population was accommodated
through conversions of already existing structures. The
previous statement, indlcating a transition in the composition
of the population, is substantlated by the fact that in 1950

Negroes comprised about seven per cent of the population and

201p14., p. 66.
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increased to about 35 per cent in 1954 according to the
Housing Quality Survey made in that year. A further break-
down of the population statlistics 1s given in Table 2,
showing the most recent trends.

TABLE 2.--Population Characteristics of the Mack-Concord
Conservation Neighborhood®

1950 1954
Characteristic No. % No. g
Total Population 10,846 100.0 11,674 100.0
No. of Families 3,300 3,472
Median Family Size 3.15 3.65
Total No. of Children 3,328 30.7 3,557 30.5
Under 1 year old 258 2.4 276 2.4
1-4 years old 814 7.5 868 7.4
5-9 years old 794 7.3 853 7.3
10-15 years old 687 6.3 740 6.4
15-19 years old 775 7.2 820 7.0
Average No. of Persons
per famlily 1.01 1.03

#Source: Maurice F. Parkins, Neighborhood Conservation,
Detroit City Plan Commission, 1958.

Examination of the Housing Census from 1940 to 1950 and
the Housing Quality Survey of 1954 indicates several trends
including: the increase in non-white population, an increase
in the number of renters which usually accompanies such a
transition in population, and an increase in the number of
dwelling units, probably the result of conversions. Table 3

gives the detalled break-down of the housing characteristics.
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TABLE 3.--Housing Characteristics of the Mack-Concord

Nelghborhood®
— ]
1940 1950 1954
Characteristics . No. % No. % No. %
All dwelling units
Total 2344 100.0 2903 100.0 3216 100.0
Owner Occupied 836 36.8 1212 b2.4 1159 bo.7
Renter Occupied 1434  63.2 1640 57.6 1687 59.3
No. Reporting 2031 100.0 2851 100.0 - -
No Private bath or
dilapidated 104 5.0 213 7.4 - -
Occupled Dwelling Unit
Total 2270 100.0 2842 100.0 2894 100.0
White 2250 99.0 2643 93.0 1423 66.5
Non-white 20 1.0 199 7.0 921 33.5
Contract Monthly Rent
No. Reporting 2325 - 1600 — 1463
Average Rent $32.85 --  $u44.124" -~ $59.36 --

#Source: Maurice F. Parkins, Neighborhood Conservation,
Detrolt City Plan Commission, 1958.

The average rent for a dwelling unit in the Mack-Concord
area in 1950 was Just under the average rent of $45 for the
City. Density of dwelling units in the project area, how-
ever, fell below the standards established for the City of
Detrolt. The Mack-Concord area averaged 22 dwelling units
per net resldential acre as compared to the average of 12
dwelling units per net residential acre which 1s recommended
by the Detroit Master Plan. Table 4 showing the distribution
of residential structures by lot sizes glves an indication of

the crowded conditions in the neighborhood, particularly when
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it 1s noted that 74 per cent of the resldential structures

contained two or more dwelling units.27

TABLE 4.,--Distribution of Residential Structures by Lot Sizes®

Residentlal Structures Sizes of Lots 1n Square Feet
No. %
98 6 1250-2999
962 60 3000-3999
314 20 4000-4999
100 6 5000-5999
118 7 6000-6999
9 1 8000-15,000

®Source: Maurice F. Parkins, Neighborhood Conservation,
Detrolt City Plan Commission, 1958.

The majorlity of the lots are 30 by 120 feet 1n the
Mack-Concord area. The average structure covers a little
over 40 per cent of the lot area which again does not adhere
to the maximum of 35 per cent coverage which is desilgnated
in the Detrolt Master Plan. The APHA standards are even more
stringent, listing 30 per cent as the maximum lot area
coverage for two-family structures.

Before analyzing the effects of the forementioned
existing nelighborhood characteristics on the conservation

effort there are several other factors which should be briefly

°T1p14d., p. T71.
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noted. First, non-conforming uses were not a serious problem
in the area in 1954. Of the 1629 structures in the project
area, only 44 or 2.6 per centhad non-residential non-conforming
ﬁses as defined 1n the zoning ordinance, not all of whilch

were incompatible uses 1in the area. However, several incompa-
tible uses were established due to variances granted by the

Board of Zoning Appeals.28

TABLE 5.--Land Use in the Mack-Concord Neighborhood#

— —
— —

Acres %

Gross Area 254. 4 100.0
Streets & Alleys 91.0 35.8
Net Area 163.4 64.2
Net Area 163.4 100.0
Residential 141.0 86.3
One-Family 74.5 5.6
Two-Family 56.3 34.5
Three & Four Family 5.8 3.5
Apartments L.y 2.7
Residential & Commercial 5.9 3.6
Commercial 6.3 3.9
Industrial .5 .3
Public & Semi-Public 7.8 4,8
Vacant 1.9 1.2

#Source: Maurice F. Parkins, Neighborhood Conservation,
Detrolt City Plan Commission, 1958.

Traffic and traffic accidents had, by 1954, become an
increasingly serious problem 1in the pillot area. Bounded on

all sides by major traffic arterles and bilsected by two major

281144, , p. 72-73.
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’arteries, Grand Boulevard and Fgrest Avenue, the 1internal
gridiron pattern allows access to all streets 1n the nelgh-
borhood from these arteries. The result had been excess
traffic and traffic accidents on all streets. Pollce
department records show 757 automobile accidents 1n the area
in 1954 with 124 injuries and three deaths. During the
previous six years (1947-1953) there had only been four
deaths due to traffic accidents 1n the area.

At the start of the project, the Mack-Concord area
was zoned primarily for two-family residences with the
exception of a multiple residential zone on Grand Boulevard
and business districts on Gratiot, Mack, and a portion of
Forest between Townsend and Van Dyke Avenues. The Master
Plan projected future used in the area to contlnue to be
one and two-family residentlal, with a decrease in
commercial frontage.

How did the choosing of Detroit's pllot conservation
effort measure up to recent yardsticks set up by the Federal
government for choosing a conservation area? D1d 1t have
vitality in terms of identity, character, adaptability,
location, and stability? Was 1t felt that conservation
would be able to solve its problems?

The area definitely had identity, however, thils 1ldentity
seemed to be split among several areas rather than existing
as a single unit. Mack-Concord 1s bound on all sldes by

major traffic arteries andon the east by 1ndustrial uses which
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~glves the area boundariles within which to 1dentify itself.
It was noted previously, however,that the area 1s bisected
by two major arteries, Grand Boulevard which divides the
area in a north-south direction and Forest Avenue which
separates a six-block strip to the north from the rest of
the project area. The sections on elther side of Grand
Boulevard were, prior to the project, each serviced by
different elementary schools which further divided the neighbor-
hood. This lack of internal unity undoubtedly affected
neighborhood vitality during the project's execution. Although
this physical division existed, it must be stressed that the
entire project area was unified by common characteristics and
common problems.

Mack-Concord generally had good character, its greatest
blemish being a lack of open space. Interesting variations
in architectural design in the neighborhood are complemented
by mature shade trees lining the streets. The streets are
maintained in good condition and are of adequate width for
residential use. Thelr good use has definitely been hindered,
however, by a lack of parking space resulting from the narrow
lots and alleys.

Does an area of 30 foot lot wlidths and high land area
coverage have great potential for conservation? It does 1if

there 1s "pleasant openness or well-organized closeness.“29

U. S., Housing and Home Filnance Agency, Selecting Acres
for Conservation, Technical Guide No. 7, p. 6.




38

This we might l1dentlify with the Georgetown area outside of
Washington, D. C., but not with the Mack-Concord area.
Closeness in the Mack-Concord area provided only narrow open
strips between homes which collected debris. The beauty or
quaintness of open space to the rear of the dwellings had
been destroyed long ago by the narrow alleys and alley
structures which had continually deteriorated and no longer
served a useful purpose. These were difficult character-
istics to conguer.

Assuming the overcrowded condltions to be a solvable
problem in the Mack-Concord area, was the housing and street
system considered adaptable to present day needs as of 19542
Almost three-fourths of the housing in the area consisted of
one and two-family structures, the majority of which were
of satisfactory size and soundness to be remodeled to meet
modern standards. There were few, 1f any, o0ld homes which
were of such size and design that they could not be
efficiently used for residential purposes. For these reasons
the homes were considered sultable for conservation. Similarly,
the gridiron street system, though outdated, was constructed
with adequate right-of-way and situated between majJor thorough-
‘fares so that 1t could possibly be adapted to present day needs
through the use of street diverters and the blocking of
streets to 1nhibit through traffic. The proximity of major
traffic arterlies provided easy access to employment and to

center city for entertainment.
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Was Mack-Concord a stable neighborhood in 1954?2 Was
there evidence that residents and property owners wanted to
preserve the nelghborhood's good qualities? Were factors
analyzed to determine the cause of blight 1n the neighborhood?
The weaknesses of the neighborhood attitude survey have
already been discussed relating the lack of economic data
and the 1nadequacy of information related to the future of
the 1ndividual famlily 1n the neighborhood. It is difficult
to determine the stability of an area without this informa-
tion. A factor which indicated neighborhood instability,
however, was that so few people when interviewed, found any-
thing wrong with their homes. People were satisfied with
their deterlorating environment. Similarly, initial indi-
cations of a high population turnover, which 1is a sign of
instability, were revealed in the 1954 population study which
showed the nelghborhood population to be 33.5 per cent Negro
while in 1950 the population was only seven per cent Negro,
about a 380 per cent increase. Another trend which would
have to be reversed by the conservation effort was the
increase 1in requests for and granting of zoning variances
permitting incompatible land uses to encroach upon the
nelghborhood. The above factors were all causes for blight
which were not noted by the Plan Commission prior to the

planning for the project program and improvements.



CHAPTER III

CONSERVATION PLAN

The plan for the Mack-Concord conservation area, as
conceived by the Detrolt City Plan Commission, was intended
as a solution to the problems causing deterioration in the
typical middle-aged Detroit neighborhood. It was patterned
after objectives established on both the national and the
local level and was designed to enable Detroit to take
advantage of all the aid avallable from the Federal govern-

ment.

Objectives of the Plan

The general objectives of rehabilitation and conser-
vation in the United States are set forth as follows:

l. Renewal of deteriorating areas to a long-term sound
condition.

2. Substantial improvement of the quality of individual
properties and living conditions so as to Jjustify
the provision of financial assistance for the con-
struction of reconstruction of public facilities
and improvements.

3. Establishment of a continuing program to maintain
the renewed 1ndividual properties, public facilities
and improvements

4, Prevention of the spread or recurrence of blight.30

30y, s., H.H.F.A., Urban Renewal Manual, Volume 1,
Part 12, Chapter 1, Section 1, p. 1.

Lo
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To aid in carrying out the national objectives of urban
renewal, the Federal Housing Administration and the Urban
Renewal Administration recently established Minimum Property
Standards for Urban Renewal Rehabilitation. Although a set
of uniform standards had not been agreed upon by the FHA and
the URA at the time the Mack-Concord project was executed,
the general concepts had been suggested as a gulde to local
development of rehabilitation standards. These concepts,
as set forth in the Minimum Property Standards of 1963,
are briefly discussed in this chapter in order to better
understand exactly what the Federal government expects to
achleve through rehabilitation efforts.

Minimum Property Standards were developed on a
national basis to provide design and construction standards
for the rehabilitation of houses contalning from one to
eleven living units and located in urban renewal areas.

They are not, in the strictest sense, a standard in and of
themselves, but rather a gulde for deriving and establishing
a set of rehabilitation standards for a specific renewal
area. They are directed toward the determining of the
appropriate level of rehabllitation to be required of all
individual properties in the area which will be suffliciently
high to give promise of restoring the economic and soclal
health of the area, yet sufficiently low to keep the costs
of improvements within the reach of the present residents.

Finding the proper standards for each individual conservation
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or rehabilitation area 1s a difficult problem and deserves
careful study. The major factors to be considered in
determining minimum rehabililitation standards are:

1. The income and rent paylng ability of the residents;

2. The tastes, hablits, and living standards of the
reslidents of the neighborhood and surroundling areas;

3. The marketabilllity of the properties and the
conditions necessary to induce normal financing into
the area; and

4, The 1liklihood of permanence of the physical and
social improvements.

It 1s obvious from the above factors, that the objective
of minimum standards 1s not to create neighborhoods that
necessarlly compare well in design and construction with
new nelghborhoods. The Minlimum Property Standards recognize
the vast differences that exist among renewal areas. They
recognize further that most bulldings 1n renewal areas were
built before the Federal Housing Administration came into
exlstence and by different construction requirements and
living customs. Many of these houses were buillt for a single
family but have slnce been converted to accommodate two or
more families. While satisfactory for one family by former
patterns of living, these houses have become substandard
because of overcrowding and lack of sanitary and other

facilitles, as well as lack of malntenance.

31U. S., Federal Housing Administration, Minimum
Property Standards for Urban Renewal Rehabilitation, December,
1963, p. 26.
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It should be further stressed that the Minimum Property
Standards are not limited to local code requirements. Tﬁe
standards are to provide a minimum level below which 1t 1s
not appropriate for the Federal Housing Administration to
provide assistance in any area. Relating to commonly accepted
physical improvements such as protection to health and safety,
appropriate plumbing facllities, reasonable privacy, and
~general soundness and weather resistance of the structure,
these minimum standards for rehabilitation approximate those
established by the generally recognized model housing codes.

A second purpose of the standards, however, is to recommend
desirable physical improvements for which no mandatory level

1s established. The degree of flexibllity which can reasonably
be employed in this area varles depending on the nature of

the item being considered and must be determined on the local
level.32

The Mack-Concord project was initiated under the
Demonstration Grant Program of Section 314 of the 1954 Housing
Act. The purpose of a Demonstration Grant being "to increase
the effectiveness of methods and techniques for renewing and
improving citlies generally, and particularly the houses and

neighborhoods in which people live."33 Demonstration Grants

321p14., p. 2.

33U. S., Housing and Home Finance Agency, Urban Renewal
Demonstration Grant Program-Project Directory, 1963, p. 1-2.
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are used to assist the trying out and reporting on various
methods and techniques of renewal, conservation and rehabili-
tation in the case of the Mack-Concord project. The sub-
mission of the application for this Demonstration Grant
included: (1) the objectives of the project, (2) the signifi-
cance of the results of the project to other communities,
(3) an outline of the steps involved in the project, (4)
the duration of the project, (5) the cost of the project and
the source of the City's one-third share, and (6) identifi-
cation of the public body to carry out the p1"o,jec'c,.3‘4 These
factors are delineated in this chapter in order to understand
the Mack-Concord project as it was implemented.

The plan for the Mack-Concord project area was designed
to meet the following local objectives:

1. The conservation and improvement of middle aged,
deteriorated residential areas.

2. Improvement of traffic circulation.
3. Provision of new and expanded school facilitiles.

4., Provision of new and expanded park and playground
facilities.

5. Provision of off-street parking faclilities.

6. Clearance of badly dilapidated structures, alley
dwellings and incompatible nonconforming uses.

7. Improvement of street and alley surfaclng.

8. Improvement of residential street lighting and
provision of new alley lighting.

347p14.



45

9., Provision of buffer zones between residential and
industrial uses.

10. Encouragement of the removal of dilapidated auxiliary
structures to provide for parking compounds and
open space in the alleys on the part of residents.

11. Encouragement of sound rehabilitation of private
structures.

12. Provision for a more stable %and use pattern through
changes 1in the zoning plan.3

The baslc rehabilitation standards for the project
area were taken from the State Housing Law and Article 21 of
Detrolt Bullding Code. These were supplemented by more
detalled standards relating specifically to private rehabili-
tation and the neighborhood environment, planning, health,
and soclal belng. Detailed standards for private rehabili-
tation of structures were based on FHA minimum requirements
for qualifying for Section 220 mortgage insurance with the
addition of several requirements which were 1instituted as
strictly local standards for the pilot project. FHA requires:
(1) access to a required bathroom may be from any room,
except a bedroom 1in a living unit housing more than one
room; (2) a single electrical wall outlet per room; (3)
minimum distance between houses must be three feet where
all required 1light from habltable rooms comes from front
or rear yards; (4) two-story houses having required light
for habitable rooms coming from side yards must be at
least four feet apart; (5) stairs which are not dangerously

below standards in use, run and headroom.

35Parkins, Neighborhood Conservation, p. 136.
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The strictly local requirements for the Mack-Concord
area stated that any of thevfollowing features found on
any property would be corrected: (1) houses on a lot with
a second living unit in rear of lot; (2) bathrooms without
lavatory, Eathtub and tollets; (3) do domestic hot water
service; (4) wood skirting to grade; and (5) dry rot in

crawl spaces.36

The Plan-Publlic Improvements

The plan for the Mack-Concord area to carry out these
objectives and standards can be divided into two categories
for purposés of description. The first category includes
those proposals related to improveménts and changes in the
physical environment of the neighborhood to be carried out
by public funds while the sgcond_category includes those
proposals involving rehabilitation of the residential
structures to be carried out by the resldents in cooperation
with the urban renewal agencies and yarious city departments.

The proposed changes 1n neighborhood environment were
related primarily to the street system, land use and
community facilitles, as noted on Plate 4.

Changes 1n the system of rights-of-way 1n the Mack-
Concord area were designed to discourage through traffic

emanating from the industrial corridor to the east and traffic

361p14., p. 131.



A

b

] L 1 L
_
FOREST -
CANFIELD
w
= N o z Q w
[+ 4 r4
5 8 3 2 o P} w z z s
- N - w 2 o = 2 3z 2 o
2 4 2 o} < - « s o ®
W (=} <« w @ w w 3 S > >
o ) o T S b =z et 2 w <
STUART ) I g
N .' ..'.
! .
,
N .
SYLVESTE
30T
’t-f’-‘- L
yaad:
AL 24N
e
; - — — MACK L
! L /1 M f 1 - - r
RECREATION EXISTING P— TRAFFIC DIVERSION
RECREATION PROPOSED s PARKING PROPOSED
EX"SN] BUFFER STRIP F SCHOOL ADDITION PROPOSED

Plate 4: PROJECT AREA PLAN
MACK CONCORD CONSERVATION PROJECT



48

using the area to bypass traffic lights on major thorofares
bounding the neighborhood. Six methods for discouraging
through traffic were proposed for use in the pllot area.
The first was te combine street changes with the location
of new public improvements such as parks and playgrounds
by locating them over street rights-of-way. This type of
freatment reduces the total street area, decreases the
number of structures to be taken, and provides more usable
area for public purpose% at less cost. At the same time
it modifies the street pattern, creating loop or cul-de-
sac streets in place of through streets without disturbing
ﬁnderground utilities in most cases. Thils method was

used in locating three playgrounds.

Another proposed method for eliminating or discouraging
through traffic in residential areas was through the install-
ation of "street diversions.”" Located diagonally at the
intersection of two residential streets, the "street
diversion" is a raised island which prevents through
traffic by defining a turning movement to the right or
left. The islands, landscaped and used for pedestrian
traffic, were proposed and installed on Sylvester at Helen
Avenue and on Canfleld at Sherlidan Avenue, two heavily
north-south residential streets.

A third method proposed to change existing street
patterns in the neighborhood was the introduction of

parking bays, designed 1n such a way as to create barriers
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to through traffic. These were to be created by modifying
Street entrances to the neighborhood,vby regulating the
direction of traffic, and by re-designing street openings
so that they discourage through movement of vehicles.

This method was proposed along the industrial corridor to
the east of the project area and on Sylvester at the Jones
Elementary School. With the exception of Syivester at
Bellevue Avenue along the industrial corridor, all the
proposed parking bays were constructed.

Still another scheme proposed in the Mack-Concord
area to reduce through traffic involved restricting the
number of entrances into the nelghborhood from boundary
thorofares by utilizing a loop street paralleling the major
thorofare. This was proposed and installed between Field
and Townsend Avenues at Mack Avenue. This scheme provides
efficient servicing for commerclal establishments along
Mack Avenue, provides a buffer between residential and
commercial uses, and eliminates through traffic.

Although the proposed street plan did not reduce the
land area in streets a great deal, 1t did attempt to put
the street rights-of-way to more éfficient uses while
carrying out the objective of restricting traffic within
the bounds of the residential area to local use, channeling
through traffic to arterlial streets designated for that
purpose. The implementatlon of these and the following

proposals will be described in detail in Chapter IV.
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The Master Plan of future land uses in Detroit
designated the Mack-Concord area as predominantly residential
in use with one and two-family uses occupying the major
portion of the neighborhood. Smaller portions of the
neighborhood were intended for low-density multiple use,
light industry and general commercial. These areas of
ﬁse were delineated on the proposed zoning plan for the pro-
Ject area. As a part of the project plan, conformity of
land use was to be accomplished by rezoning as shown on Plate
5, and the removal of non-residential and non-conforming
ﬁses which were considered objectionable. Also proposed
was the creation of a buffer zone and greenbelt between
the residential neighborhood and the heavy industrial
corridor to the west, protecting the area from the deleterious
effect of the 1ndustry.

The residential density in the project area at the
time the project was instituted was about 22 dwelling units
per net residential acre. The new density to result from
various improvements in the project area such as the elimin-
ation of dilapidated structures, non-conforming uses and
alley dwellings, along with the openness created by new
playgrounds, was projJected in the plan at approximately 17
dwelling units per net residential acre, a reduction of
about 23 per cent. The results of the reduction in density
would, upon completion of the project, become evident 1n an

increase in the number and quality of neighborhood
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facilities available to the residents and in the overall
spaciousness of the area. |

Expansion of the school facilities in the area was
proposed as a part of the plan and school attendance was:
to be adjusted to correspond with the project area boundr
aries, contributing to the unification of the neighborhood.
Of the two schools in the area, the March Elementary School
was considered adequate. Jones Elementary School, however,
was considered lnadequate as it was operating on two shifts
and was lacking many basic facilitlies. In cooperation
with project efforts, the Board of Education proposed to
add a gymnasium, an auditorium, a library, office space,
and twelve new classrooms to the school.

To complement the increase in educational facllities
and conform to Master Plan standards, a large increase in
recreational space was proposed. The existing area of
less than three acres of play area was proposed to be
Increased to 14.6 acres, complying with Master Plan
standards of one acre of playground for évery 1,000 persons.
These recreational areas were to be located so as to
minimize the number of dwellings to be demollshed and aild
in the betterment of the street plan. The proposed
recreational facilities included three new playgrounds,
two play lots, and a small quiet park:

(1) A 5.1 acre playground to be located immediately

north of Jones Elementary School.
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(2) A playground of 3.8 acres to the north of the
project area between Fleld and Sheridan Avenues
at the intersection of Gratiot and Warren Avenues.

(3) A 2.2 acre playground at the corner of Garfleld
and Canton Avenues.

(4) Two play lots, 0.15 acres and 0.30 acres, at
Canfield and Sheridan Avenues and at Sylvester and
Field Avenues, respectively, to be used for
pre-school age children.

(5) A small 0.23 acre park at Stuart and Helen
Avenues to be converted from a public street to
a quiet sitting area.

Other proposed environmental changes for the area
were minor. There were several adjustments suggested in
the public utilities plan to accommodate the proposed
street pattern, however, the only proposed change in
ﬁtilities directly affecting the area was the plan for
installation of lighting in all alleys and the improvement
of the pavement where necessary. This was to encourage
the use of garages which were in good condition and the
use of space where dilapidated garages had existed and were

removed.

The Plan-Private Rehabilitation

Proposals for the rehabilitation of residential
structures are discussed separately as the majority of them

were to be carried out with private funds. There were five
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methods proposed to encourage rehabllitation. The first
method was to be through a demonstration home established

to dramatize home improvements and show residents how they
could increase the livability and value of thelr homes. A
non-profit corporation was to be formed to finance the
acquisitioen and rehabilitation of the home with the cooper-
ation of the Detrolt Committee for Neighborhood Conservation
and Improved Housing to insure its integration with the
overall conservation program.

A second method was to provide residents with advice
and guidance on home repalrs and improvements which could
be acdomplished within their ability to pay. The "home
renewal information center" was to be established for this
purpose. It was to stay open, staffed by clty personnel
and other volunteers trained for the purpose of aiding the
people, as long as it remained useful durlng the executlon
of the project. The Services of the information center
were to be complemented by information bulletins readily
avallable from a number of sources.

The above efforts to achleve private rehabilitation
were to be supplemented by a rigid code enforcement campalgn
on & house to house basis. The Department of Bulldings
and Safety Engineering along with the Department of Health
was to assume the responsibility for enforcing the provisions
of Article 21 of the Detrolt Bullding Code which governs

housing.
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Approval of the Plan

The survey and planning application for the Mack-
Concord Demonstration ProJect was approved on December 7,
1955. Early in 1956 the Preliminary Project Plan, as
described above, was submitted by the Local Public Agency
to the regional office of the Urban Renewal Administration
in Chicago. This was approved on October 3, 1956. The
final Loan and Grant Application was approved, after a
local public hearing, on July 12, 1957 for a total of
$4,310,000.37

37Detr01t City Plan Commission, Renewal and Revenue,
1962, p. 49.




CHAPTER IV
EFFECTUATION OF THE PLAN

Initial work on the implementation phase of the Mack-
Concord conservation project started simultaneously with
the planning analysls of the area. Belng essentlally a
physical planning unit, rather than a socially homogeneous
cluster of people, sufficlent residential leadership and
organization had to be developed in the Mack-Concord neigh-
borhood to permit the accomplishment of the conservation

effort on a continuing basis.

Neighborhood Organization

The goal of the neighborhood organization program was
to develop individual block groups in the 38 block pilot
neighborhood and to organize a nelghborhood council with
élected delegates from each of these blocks that would
act as a liaison between the residents of the neighborhood
and the entire city. The block was recognized as the
sulitable unit for "grass roots" citizen participation and
decision-making. The organizing work began in July, 1954
and continued for nine months during which time every
block was organized and a nelghborhood council was set up

with its own constitutlion and organizational structures.

56
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This organizational procedure which has been i1llus-

trated on Plate 6 consisted of six steps.

10

38

An agreement was reached between the neighbor-
hood organizer, who was employed as a member of
the conservation division staff, and the

Citizens' Participation Sub-Committee of the
Detroit Committee for Neighborhood Conservation
and Improved Housing as to the obJjectives and
methods to be used in the program.

Volunteer organizers were recruited and trained
in the goals and means of the conservation program.
It was realized at the outset that one staff
member could not organize 12,000 people without
additional help. Several professional social
workers from a variety of settlement houses,

youth service organizations and community councils
offered thelr voluntary assistance; others were
given time off by theilr agencies to attend meetings
or perform block organizing duties.

Existing organlzational leaders in the appropriate
community-wide agencies such as the Federation

of Womens' Clubs, P.T.A., and the Councill of
Churches were identiflied. Through introductory

meetings these people became familiar with the

38

Parkins, Neighborhood Conservation, p. 93.
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conservation program and were urged to promote
the conservation effort among their groups. It
was also felt that these leaders could supply
important information about the attitudes and
value Jjudgements of the people 1n the area and
might also be able to ldentify other people who
had strong interests 1n local problems.

The fourth step involved small group meetings
with these community leaders for which speakers
were engaged and films and slides on conservation
were shown. It was also‘during this step that
the staff organizer located meeting places and
other facilities that might be used by block
groups.

The next step involved actual contacts with block
leaders to initiate block meetings. Perhaps the
most important step in the program, this method of
forming block organizations proved too slow. A
new and more successful approach was tried to
remedy thils sltuation. A card was sent to every
resldent of a block announcing the time and place
of meeting for that block. A volunteer organizer
was present at the meeting to explain the program
of improving the physical environment of their

block and to point up the relationships of this
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activity with the people of the block and their
problems, as well as with the total conservation
program of the neighborhood.

6. These five steps in the organization of the
neighborhood were culminated by the formation of
the Neighborhood Council. As soon as half the
blocks were organized, delegates and their
alternates from each organized block were assembled
together by the neighborhood organizer to form a
nelghborhood council in order to speak and act 1in
manners affecting the improvement of the entire
pllot area. The Neighborhood Council came into
existence in December, 1954 after the first organ-
izing work had begun. In February of 1955, the
last of the blocks was organized and the neighbor-
hood council had representation from every block
in the area.

Block organizers were supplied with informational
material which described how to begin block organizations,
how to conduct meetings and suggested projects they might
conduct to improve their block. They were also provided
with movies, slides, exhibits, speakers and advisory aild
when necessary. Eveqy block club adopted a set of standards
which included a pledge to maintain their home and environ-

ment and to become increasingly aware of codes and ordinances.
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Each individual was gliven a check list to evaluate his

own property and the neighborhood in order to determine
appropriate block projects., Typical projects included the
maintenance of lawns, painting of houses and garages, keeping
gutters and downspouts in good condition, and the cleaning

of alleys. More extensive projects suggested included the
cleaning up of vacant lots; removal of dilapidated shed,

" garages, or fences; and the obtalining of complete information
as to the application of the zoning, health, smoke, fire,

and building ordinances to a block or the nelghborhood. It
was durlng this time that people were informed as to the
function of various city departments and what services they
might obtain from these departments to ald in these projects
and the conservation of their neighborhood.

At the time the Nelghborhood Counclil was organized,
the residents were presented with the first tentative draft
of the proposed improvements for the area. These plans
were reviewed on the block level as well as before the
Council for suggestlions and criticism. After numerous
meetings, the representatives of the 36 blocks on June 15,
1955 voted four to one in favor of the improvement program.
This relationship between the planners and the citizens
proved to be a valuable asset maintalned throughout the
project.

It was 1957, however, before the Survey and Planning

Application for the project was finally approved by the
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FPederal government. Due to thls time lag, the first public
improvements were not installed in the area until 1959,
more than'three years after the organization of the Nelghbor-
hood Council. During this time, people became disillusioned
by, and lost interest in the conservation effort. Although
& number of activities and projects were accomplished in
the neighborhood during this time, they were not complimented
by any substantial physical improvements in the environment.
The City did not appear to contribute its share during this
*interim period." To remedy this<organizational lag, Detrolt
more recently initiated a new policy under which no organi-
zation effort i1s made in the project area until after Federal
approval has been secured on the Survey and Planning Appli-
cation for the project. It 1s hoped this willl avold some
of the pitfalls of early citizen participation in the Mack-
Concord area.39
What did the City in cooperation with the Nelghborhood
Council and the block organizations achieve during the
"interim period"? 1In 1955 the Council published its first

issue of the Nelghborhood Pllot, a newspaper publlished bi-

monthly throughout the conservation effort and also held
the first of a serlies of street dances. The first Council
projJect was carried out in 1955, alley clean-up. All oll

drums were removed from the alleys by the Department of

391pb1d., p. 97.
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Public Works and citizens were encouraged to replace them
with proper receptacles. Also in 1955, the City had every
street tree pruned and had Baldwin Avenue between Mack
and Sylvester Avenue landscaped by the Parks and Recreation
Department as an example of what everyone in the area could
do. Through these and other Council and City efforts, the
following improvements in the 1633 residential structures
in the area were made by the end of the summer of 1957.“0
437 houses were painted inside and out;
53 kitchens were remodeled;
191 homes replaced or repalired their plumbing, heating
or electrical systems;
143 homes painted or replaced their gutters or roofs;
64 homes replaced, removed, or repalred their porches;
660 homes landscaped their yards, built new fences,
driveways or sidewalks;
250 old sheds and garages were repalred, removed or
replaced;
300 garages were rat-walled or painted; and
19 homes replaced their garages with paved backyard
parking spaces.
Other activities sponsored by the Council included
a tuberculosis clinic, Boy Scout: units, an annual flower

show, a pancake supper, a code enforncement committee, a

401p14., p. 96.
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relocation committee and a commlttee to staff the first
demonstration home at 3703 Baldwin Avenue.

The first demonstratioen home was a UO-year old home
typical of the Mack-Concord area. It was restored in 1957
by the Detroit Home Improvement Corporation, a non-profit
organization established specifically for this purpose.
The major portion of the restoration was financed by a $6,000
contribution from the Detroit Lumberman's Association. The
home, which served as a renewal center, was open for
approximately three months during which 10,000 people passed

through 1t.ul

The first demonstration home, and the two
Federally financed demoenstration homes that followed at

4719 Field Avenue in 1961 and at 4001 Baldwin Avenue in 1962,
were restored using methods which were practically and
financially appealing to both property owners and investors.
Prices were listed for overall improvements such as heating
units and electrical wiring, as well as on a room by room
basis for other remédeling improvements. Mrs. Thomasenia
Harral, past president of the Neighborhood Council, felt

the demonstration heomes were a success. Accompanied by
educational pamphlets and advice, when needed, the homes
stimulated many people to repalr, remodel, paint, or even

install major improvements in their homes. It was felt by

others, however, that the second two demonstration homes

“lprank L. Morris, "Detnolit Attacks City Blight,"
Look (April 28, 1958).
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which were opened rather late in the private rehabilitation
effort were not as effective as they might have been had
their openings been scheduled at more even intervals through-

out the entire project.

Code Enforcement

In 1958, after the final project application was
approved by the Federal government, the first concerted
effort to rehabilitate the area through enforcement of all
City codes was made. The City Council appropriated $78,000
for an additional staff of 11 housing inspectors and three
clerks for the purpose of accelerating the Housling Code
énfonéement in the area. An Assistant Corporation Council
-was assigned full-time to the handling of all cases 1involving
violations of the Housing, Zoning and Sanitation Codes..u2
To ald the people in the area, the Detroit Housing Commission
opened a field office in the area at 7419 E. Canfield Avenue.
This office not only aided people in correcting code
violations,ﬁbut also enabled and encouraged them to report
additional code violations occuring in the neighborhood to
the office.

During the year 1958, the Health Department reported
10,617 violations of the Sanitation Code upon inspection

of 1633 homes. Of all these homes, only 263 had no

n2From a paper 1ssued on code enforcement by the City of
Detroit.
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violations.u3 Re-inspection during the year showed progress
in abating violations, but still many to be corrected. At
the same time, 4,771 violations of the Building Code were
i1ssued on 1,221 of the total 1,722 residential and non-
residential structures inspected in the area. By March,
1960, 3,784 or 80 per cent of these violatlions had been
abated. By the same date, corrections had also been made

on 78 per cent of the 1,723 rodent control violations in
the Mack-Concord area.>"

Although code enforcement procedures were fairly
Successful, there were many ways in which improvements in
these efforts could have been made. One way was in the
Method of notifying the residents of violations. Natification
by mail caused a great deal of fright, anxiety and misunder-k
standing. It was suggested by several residents that this
could have been alleviated had violations been explained
and methods and costs of correcting the violations
identified at block meetings or on a more personal basis.

An example of misunderstanding and lack of coordination
of lnspection procedures was related by Mrs. Harral in the
case of garage doors on an alley garage which were ldentifiled
as a violation by a building inspector. The owner proceeded

to correct the violation by spending over $100.00 for new

43Netgnborhood Pilot, Volume 7, No. 1,(Spring, 1961),
44

Detroit City Plan, Renewal and Revenue, p. 53-54.
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doors. Several months after correcting the violation, the
garage was re-inspected and declared dilapidated, requiring
removal. In addition to the cost of the doors, the owner,
as did anyene who removed an alley structure, had to pay
$20.00 per truck load to have the debris carried away by
the City after he tore the structure down.. Fortunately,
these instances were few, but even a few are harmful to
the overall effort.

It must be realized that mere code enforcement cannot
be expected to extend appreclably the useful life of a.
Structure. In order to extend the 1life of a structure 20
years or more, voluntary efforts beyond code requirements
must be made. There were two types of rehabilitation
possible in the Mack-Concord a.r'ea.u5 The first involved
extensive remodeling of a structure to correct functional
obsolescence as well as deterlioration. Thls type of rehabil-
itation was voluntary and not called for by City codes. The
second type of rehabllitation was the ellmination of major
deficliencies without attempting wholesale renovation of the
structure. This was regarded as normal maintenance and repair,
required by codes, which would upgrade the structure to
acceptable health and safety standards.

Between November 1955 and February 1959, bullding

permits were taken out for approximately 4 per cent of the

451p14.
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structures in the project area. The majority of these were
for repairing fire damage or erecting and repairing garages.
The average investment per building permit during this time
was $740.00. Of the 82 permits, only 30 involved repairs
or remodeling amounting to $1,000.00 or mor'e.Ll6 Although
building permits do not measure all remodeling or repair,
they are an indication of the amount of extensive rehabili-
tation that was carried out.

A field survey conducted in August of 1960 by the City
of Detrolt revealed little external change in the structures
in the area from 1954 conditions. Some were completely
renovated, others were further deteriorated. The lives of
very few structures had been extended 20 years. From the
time of the building permit survey, which covered a major
portion of the active period of private rehablilitation,
through 1963, only 11 structures were rehabilitated under
Section 220 of the National Housling Act. These were funds
which became avallable to the residents of the Mack-Concord
area in 1958. Section 220 financing, which was more readily
avallable to neighborhood residents than any other type of
financing, appears to be the best availlable indicator of
major rehabilitation activity of any extent from 1959 through
1963. During this time, a total of only 37 residents of the

area made application for flinancing under Section 220.“7'

46Ibid.

Y7Detroit City Plan, Renewal and Revenue, p. 63-65.
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This again raises a question as to the effectiveness of the

two demonstration homes opened in 1961 and 1962.

Social and Economic Problems

What were the seocial and economic problems facing
the people in the Mack-Cencord area during the project execu-
tion? Soecially the area was undergeing the transformation
frem a predominantly white area to a predominantly Negro
area. This has been substantiated by the Census statistics
which show only 199 dwelling units or 7 per cent of a total
2903 dwelling units eccupled by nen-whites in 1950, while
in 1960, non-white occupancy increased to 1598 or 60 per cent
of the total 2655 dwelling units in the Mack-Concord area.
The Census further substantiates this fact by showlng that
in census tract 520, a portion of which lies in the Mack-
Concord area, and in tract 720, all of which lies 1n the
neighborhood, only 4210 or 47 per cent of the 9042 residents
of the two tracts lived in the same dwelling unit in 1960
that they occupied in l955.u8‘

The changes the area was undergoing had different
meanings for different people, affecting thelr willingness to
cooperate. Many felt newcomers were a bad influence and that
they cared little for ‘their hemes or the néeighborhood. Others,
particularly older residents of the areéa, 'said "the coloered

aren't all bad." Some new residents participated readily,

MBU. S., Bureau of the Census, Census of the United
States, 1950 and 1960.
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while others allowed their homes. to exist in deplerable
conditions. In several cases there were even self-designated
"one-man block clubs." These people charged themselves with
the responsibility of getting the neighbors to keep théif
homes and lawns presentable. One Negro man observed, "It

is our job to fix up these houses and not let them run down
like the white people did because they were getting out."
This was fairly typical of the attitude of the middle-class
Negro who moved 1nto the Mack-Concord area 1n the early and
middle 1950's.

However, as the conservation effort. became more active' -
in the Mack-Concord area, redevelopment actlivity flourished:
in the Gratiot and Lafayette areas closer to downtown Detroit.
As demolition proceeded in the redevelopment areas, the poor
or lower class Negro moved outward from the center clty, many
settling in the Mack-Concord area. The affect of these
uneducated  and financilally broken people on the conservatlon
project was immeasurable. There 1is no doubt that they were
a detriment to the projJect, resented not only by the whites,
but many of the Negroes living in the area.

Another problem which plagues conservation throughout
the United States 1s the limited financial capaclity of the
peopde to contribute toward the betterment of their home and
neighborhood. In a 1959 survey of the resldents of the Mack-
Concord area conducted by the Detrolt City Plan Commission

to determine the reasons for the lack of extensive private




T1

rehabilitation in the area, one woman stated that a lot had
been done, but they had thelr expenses and no help from the
City. This was perhaps typical of the feeling 1n the neighbor-
"hood during the "interim period" when few of the public
improvements had been installed. More complete statistics
from this survey of 130 resident owners in the conservation
area give a better indication of the financial problems
facing these people. Of those interviewed, 72 were Negroes
and 58 were white. None of the Negroes had lived 1n the area
longer than 14 years while only three of the whites had lived
there less than three years. Of the 84 residents interviewed
who were buying their homes, 70 were Negro. Only 14 of the
buyers were paylng for mortgages, while 70 had entered into
land contracts, an indication of financial 1instabillity.
(Contract sales in Detroit are generally $1000 to $3000 above
market value of the property in order to compensate for the
"hazards" of dealing with people having unstable incomes.)

Of the 21 residents interviewed by the City Plan Com-
mission who were free and clear owners of their homes,
three-fifths had lived in the area for 20 years or more.
Sixty-two per cent of the buyers and owners had incomes of
less than $5000 per year. The residents who had incomes of
less than $1999, mostly retirees, included 45.6 per cent of
the owners and 16.7 per cent of the buyers. The financial
status of the residents, as revealed by this survey, are

shown in more detail in Table 6.
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TABLE 6.--Survey of Resident Owners in the Mack-Concord
Neighborhood Spring, 1959

Resldent Owners Number Per Cent
Race
Negro 72 55.4
White 58 by.6
Total 130 100.0
Ownership Status
Buyers 84 64.6
Owners 46 35.4
Length of Occupancy
3 years or less 23 17.7
4-9 years 49 37.7
10-19 years 30 23.1
20 years or more 28 21.5
Reported Usual Annual Famlly Income :
$1999 or less 35 26.9
2000-4999 L6 35.4
5000-7499 20 15.4
7500-9999 5 3.8
10,000= or more = ' 1 0.8
Unknown or not stated 23 17.7
Reported Amount Owed in Home Financing
None L6 35.4
1999 or less 8 6.2
2000-4999 19 14.6
5000-9999 36 27.7
10,000 or more 8 6.2
Unknown or not stated 13 9.9

Source: Detroit City Plan Commission, Renewal and Revenue,
1962, p. 55.
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Mr. Robert Smith of the Detroit Housing Commlssion
stated that the avallablility of financing in the Mack-Concord
area was not as much of a problem as was the qualification of
the residents for credit. This resulted not only from the
personal buying habits of the people and their unstable
incomes, but also from the difficulty in obtaining loans for
homes being purchased under land contract. Another obstacle
to mortgage financing was the complexity of the mortgage
process combined with the lack of education of the resldents.

Indicative of these problems was the fact that only
37 applications were received for Section 220 mortgages
insurance from the Mack-Concord area. As prevliously mentioned,
only 11 commitments for loans were made. Over two-thlrds
were turned down. Many residents 1inquired about loans under
Section 220 of the Housing Act, but became dilscouraged and
never applied. The major reasons given for the small number
of mortgages which were approved were:ug

l. The low incomes and insecure economic condltion

of the residents of the area.
2. Many residents were poor credit risks.
3. FHA appraisal standards were held at their regular
high levels rather than modified to accommodate

existing conditions:in the conservation area.

ugDetroit City Plan, Renewal and Revenue, p. 63-65.
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4, Land contracts with face values reflecting an
inflated purchase cost were not acceptable
risks under FHA standards.

Undoubtedly, the migrating population and the economilc
conditions of the residents restrained many people from con-
tributing fully to the conservation effort. However, many
inexpensive, short-term improvements were made in individual
properties through the previously mentioned efforts of the
Neighborhood Council and the City's code enforcement and
educational programs. Instrumental in organizing private-
conservation and rehabilitation efforts, the Nelghborhood
Council furnished items such as’grass'seed or flower seeds
to those financially unable to afford them. The City from
time to time supplemented private efforts by furnishing palnt
for the homes.

Educational efforts were made by both the Neighborhood
Council and the City. The Councll provided educational ser-
vices through the block clubs and in some cases, through
Junior block clubs. Mrs. Harral sponsored a Jjunior block
club in which she attempted to teach the children not to
litter the streets and to respect thelr own and other
people's homes and yards. She also emphasized the baslc:
health needs and habits 1n hopes that the children might
take them home. The Board of Education also provided educa-
tion for the children and provided evening courses for adults.
These courses included a series on home repairs, budgeting,

baby care, and landscaping.
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Public Improvements.

In 1958, when private conservation was at 1ts peak,
public improvements finally began. to materialize 1in the
neighborhood. As condemnation for the new playgrounds and
the industrial corridor started, a relocatlion office opened
in the project areas. Relocatlon, however, never became a
problem in Mack-Concord due to the open housing market 1n
Detroit at the time of the project execution.

Almost all the public 1mprovements proposed for the
area were carried out by 1962. The only exceptions were
the park proposed on the stub end of Stuart Street at Helen
Avenue and the closing of Sylvester Avenue at Bellewvue Avenue.
The park, which was to be for passive recreatlion, was not
constructed due to the legal problems 1nvolved 1n eliminating
the right-of-way which serves an alley and several garages.
Sylvester Avenue was left open at Bellevue Avenué to allow
proper.access for fire fighting apparatus.

A total of 145 residential structures and 11 non-
residential structures were removed and 14 alley dwellings
were eliminated. The major condemnation problems in the
project involved the elimination of non-conforming uses.
There are two state legislative acts which could possibly
be used for thils purpose: The Rehabllitation of Blighted:
Areas Act, Act 344 PA of 1945 and The Neighborhood Area
Planning Act, Act 208 PA of 1949. Act 344 was meant for re-

development and, according to the Detroit Corporation Counsel,
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could not be used to pick up individual properties.so'

(Since the Mack-Concord project, however, the law has been
interpreted to include conservation and rehabilitation
efforts. as well as redevelopment projects.)

In Mack-Concord, the properties had to be condemned
individually under Act 208. The procedure was slowed even
further by the Michigan Constitutional requlrement that the
acquisition of any property, declared necessary by a
municipality for the preservation of the public health,
safety and general welfare, for a publlc purpose, must be
approved by a Jﬁry in a court of law. Due to thls requlre-
ment, several of the 24 non-conforming uses to be removed
were not approved for condemnation as a result of litigation.
These remaining non-conforming uses do not, however,
seriously affect the nelghborhood.

To further aggravate the problems of non-conforming
uses, there was no cooperation from the Detrolt Board of
Zoning Appeals in denying variances 1in the area. Thils
problem was reiterated by people with the City Plan Commlisslon,
those with the Housing Commission and by people living 1n the
projJect area. Even after the president of the Nelghborhood
Council and 100 residents met with the board to ask for more
cooperatlion, little was recelved. The Board has continued

to the present time to allow variances at an alarming rate.

5OParkins, Neighborhood Conservation, pp. 48-49.
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As stated in Chapter III, the carrying out of the
environmental improvements'for the area was generally
successful. This 1s perhaps the fleld in which the greatest
achievements were made in the Mack-Concord project. The
large addition which was proposed for Jones Elementary
School was constructed in 1962, eliminating the problem
of half day school seséions in the neighborhood. In addi-
tion, the school districts were redrawn and adjusted to the
neighborhood boundaries.

With the exception of the blocking off of Sylvester
at Bellevue Avenue, all the proposed improvements were made
in the Street system. Resldents are no longer plagued with
the heavy truck traffic from the brewrys to the east of the
nelghborhood. With the closing of most of the streets pro-
viding access to Bellevue Avenue, the i1ndustrial traffic
has been eliminated from the neighborhood. Bellevue, cleared
of resldences on both sides through the Mack-Concord project
area, now serves only 1ndustrial uses. Homes in the nelghbor-
hood stay cleaner and children are safer. However, all are
not satisflied. Several residents are still protesting the
installation of the diversiens and the loop streets, stating
that they are a detriment to the amount of flre and police
protection they receive. Mr. Harold Bellamy of the Detroilt
City Plan Commission and Mrs. Harral, a resident of the
neighborhood since 1949, feel the majority of these people.

have moved 1lnto the area since the execution of the project
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and as a result, never experienced the nolse, dirt, and
inconvenience of the truck traffic before the new system
of rights-of-way was 1installed. Not having played a part
in the planning for the project, these people do not
realize or will not accept the fact that the entire plan
was examined and adjusted to the satisfactlion of both the
police and fire departments. It 1s expected that the
diverters will remain a permanent part of the nelghborhood
in spite of these protests.

Three playgrounds and two tot lots were constructed
in the neighborhood as a part of the conservatlion project.
Although these play areas meet the standards set for the
City of Detrolt, Mrs. Harral stated that they have not met
the needs of the people. Many children.still play 1n the
streets because the tot lots are used by older children:
and the playgrounds are occupied by teenage gangs and men
playling with dice, etc. She feels increased supervision of
these areas 1s needed so that smaller children might have a
place for recreation. At the present time, they are super-
vised from noon to dusk during the summer months and are not
allowed to be used after nine in the evening. Trespassers
after nine may be arrested. Although this feellng against
the playgrounds does exist among many people in the neighbor-
hood, 1t must be realized that these areas are keeplng many
of. the older children off the street corners and are

providing a more wholesome form of recreation than might



79

otherwlse be avallable to them. The solution perhaps 1lies
in better supervision of the tot lots in order that they

might serve the children they were intended for.

Conclusions

What was the overall affect of the conservation
effort on the neighborhood? 1In terms of housing, consid-
erable improvement was recorded, but 1t was achieved only
over a period of several years and seems not to have been
lasting in many cases due to a lack of continued maintenance.
The dwellings were generally brought only te the minimum
- legal code requirements due to low incomes, poor credit
ratings, and the attitude of the people toward the popula-
tion turnover. Others remalned in poor condition due to
the lack of interest in home upkeep among some absentee
landlords and tenants. Often the absentee landlord was
hostile toward conservation efforts while his tenantbfelt
no responsibility to rehabllitate the home as he had no
financial interests in the neighborhood., Both the Housilng
Commission and the Nelighborhood Council attempted to solve
this situation through recognition of individual landlords
for thelr efforts and by offering aid in findlng responsible
renters. However, these attempts proved futile as the
great turnover 1in population occurred.

In 1962, when the HousinglCommission Office moved out
of the area, interest in the conservation effort began to
dwindle. Although the project met its final standards 1n
June of 1963, when 96 per cent of the structures fulfilled
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code requirements and 76 per cent met the project rehabili-
tation standards, the area had started to decline agailn.

In 1962, 26 of the 35 block organizations were active,

but the active block clubs and the number of participants
have become fewer.

Although the project did improve the general environ-
ment and physlcal appearance of the Mack-Concord nelghbor-
hood, it 1s doubtful that the 1life of the area was extended
for twenty years. Physical improvements provided more
play area, eliminated heavy traffic, provided better schools
and extended the 1ife of a few homes, but have they changed
the people? 1In order for a conservation or rehabilitation
project to have a lasting effect, the people must be educated,
stimulated to improve thelr homes and encouraged to have.
pride in their neighborhood. The Neilghborhood Council gtill
holds an annual flower show, has an annilversary party every-

summer and publishes an 1ssue of the Nelghborhood Pilot now

and then, but these are the old residents of the neilghbor-
hood. There are too many new residents arriving in the
neighborhood every month for the Councll to educate. There

are too many transients living 1in the project area. Block
clubs no longer greet each newcomer or send them a card.

The population turnover seems to have been the weak line in
the Mack-Concord Conservation Project. Could this have been
prevented or was it an unavoldable problem within the nelghbor-

hood at the time it was chosen for conservation?
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Thorough examinatlion of the Mack-Concord experience and

analysis of other conservation efforts throughout the Unlted
States has made avallable much information which only
experience can bring forth. Analysis and evaluation of

some of this information should provide a great deal of
insight into the problems of the Mack-Concord area and

perhaps some posslble solutions.



CHAPTER V
PLAN EVALUATION AND RECOMMENDATIONS

Mr. Mel Ravitz, a former member of the Detrolt Housing
Commission and presently a Councilman on Detroit's Common
Council stated in a speech in 1962 that "one should not
simply accept the current local and Federal urban renewal
program without some searcping criticism. Uncritical
acceptance of conservation can prove disastrous both finan-
cially and socially."51

The Mack-Concord conservation project has been
criticized, but little of this criticism has suggested
remedles for the problems encountered in this effort; In
order to determine solutions to the problems in the Mack-
Concord area, the project must be examined from its begin-
ning. Not a few conservation or rehabilitation projects
have floundered because characteristics of the project area

were not thoroughly analyzed and the feasibllity of the

project was not firmly established in advance.

Selectlon of A Conservation Area

William L. Slayton of the Urban Renewal Administration

has set forth the following physical characteristics to

Slyel Ravitz, "Urban Renewal: Ideas and Reality" (A
speech before the Michigan Chapter AIP, June 9, 1962).

82
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consider when selecting a conservation area:52

1. The length of time the 1life of the neighborhood
may be prolonged.

The soundness of the land pattern.

The density of the structures.

The economics or market for the structures.

U = w

. The condition of the structures.
Although hampered by narrow lots and fairly high density,
the Mack-Concord neighborhood generally satisfied Slayton's
criteria. It had become a necessity to learn how to deal
with narrow lots and high density in Detroit because of
the prevalence of these shortcomings in the City's conserva-
tion neighborhoods. Mr. Harold Bellamy of the Detrolt Cilty
Plan Commission felt that the Mack-Concord area had a
variety of solvable problems typlcal of Detroit's middle-
aged city. Mr. Bellamy stated that the area was socially
and economically favorable for conservation. The availability
of knowledge related to these factors was disputed in
Chapter II, however, 1in which 1t was noted that the only data
available on the soclal and economic characteristics of the
people at the start of the project was that in the U. S. Census
and a neighborhood attitude survey, the value of which was
questionable.

As previously noted, Mr. Robert Smith of the Housing

Commission stated that the criteria for choosing the

52William L. Slayton, "Conservation of Existing Housing,"
Law and Contemporary Problems, XX, No. 3, pp. 439-4140.
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Mack-Concorc conservation area were not compatible wilth the
results desired, particularly financially. From an economic
standpoint, three conditions should be present for successful-
conservation and rehabilitation. First, rehabilitation
should add to the value of the propertles an amount of at
least equal to the cost of rehabilitation. Second, the
incomes of the majority of the resident owners should be
high enough to permit them to pay for the added cost eof
required repairs. Third, in the case of rental housing,

the incomes of exlisting or prospective tenants should be
such that landlords can rent the rehabillitated units at a
price which willl amortize the cost of the required repalrs
and provide them with an investment yield which 1s attrac-
tive in relation to alternate uses of their funds and

energies.53

These last two factors need to be analyzed
very carefully to insure the success of conservation and
rehabilitation, yet they were not thoroughly examined prior
to the Mack-Concord effort. Little was known of credit
ratings, relation of family size to famlily income or the
exlsting debt carried by the families. Mr. Bellamy dild
suggest, however, that in the future closer coordination
with social agencies could prove very beneficial when
choosing a conservation area in order to get closer to the

social and economlic problems which the people in an area

face.

53U. S. Housing and Home Finance Agency in Cooperation
with the Baltimore Urban Renewal and Housing Agency,
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Nelghborhood Organlization and Educatlon

The heart of a conservation or rehabilitation effort
is the people. The long-run success or fallure of these
projects 1s inextricably tlied up with the attltudes of the
people. For this reason the ald of governmental and other
soclial agencies is most important, particularly in transi-
tional areas such as the Mack-Concord neighborhood. The
most beneflcial effects of consprvation or rehabillitatlon
may be psychological and spiritual rather than strictly
physical. Only through the action of community organlza-
tions and organizers skilled in human relations can resldents
realize their nelghborhood potential.

This organization must be carried out on the block
level. Although block club organization in the Mack-Concord
area was effective, some refinements 1ﬁ the program would
be helpful 1n future projects. First, better coordination
of the timing of block organization and city improvements,
showling the intent of the city to contribute toward the .
project effort, would be most beneficial. Second, the ald
of social caseworker consultants should be sought when nec-
essary to ald 1in solving individual family problems as well
as understanding the problems of all the residents. And
third, the use of all existing educational institutions, such
as churches and schools, should be maximized.

Teachers 1n Baltimore's conservation and rehabilitation

areas studied the aims and problems of rehabilitation in a

Residential Rehabilitation in the Harlem Park Area (Washing-
ton: H.H.F.A., 1962), p. 6.
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workshop held by the Board of Education and the Cltizens'
Planning ‘and Housing Assoclation. The result was school
lessons bullt around personal cleanlliness, home decorating,
meal-planning and gardening. The children learned from
these classes, enjJoyed them and took the lessons home.su
The main educational needs of the adult population can be
taught 1n night school and include:
1. Hyglene of housing.
2. Elementary reading and arithmetic.
3. How to prepare a budget.
L., How to finance the purchase of a home.
5. Privileges and responsibllitieés of home ownership.
6. How to make simple repailrs and maintain the home.
7 How to secure an honest and competent contractor
and how to secure the fulfillment of a contract.
8. Neighborhood organization and how to deal with
city hall.
9. The nature and location of soclal agencies and
legal aid.55
In York, Pennsylvania, the local Y.W.C.A. was the leader

of a "human renewal" effort. The Y.W.C.A. program included

lessons in sewing, swimming, furniture refinishing, budgeting,

RN i

5“Mart1n Millspaugh and Gurney Breékénfeld, The Human
Side of Urban Renewal (Baltimore: PFight Blight, Inc., 1958),
p- 30. :

>51p1d., p. 28.
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nutrition, child care, good groéming and famlily problems.
The redevelopment authority employed, part-time, a member

of the Y.W.C.A.'professional staff to provide additional
individual assistance in their clearance areas. A neighbor-
ing authority employed a full-time social worker to help
people with problems. The key feature to these "human

renewal" efforts is direct field service.56

Relocation

This 1is also the key to an effective relocation
program. Relocation of families 1s not just an urban renewal
problem, but a soclal problem brought to the public eye by
urban renewal. Although relocation was not a difficult
problem in the Mack-Concord area, it 1is enlightening to
examine briefly some of the recent solutions to the prohlem
in rehabilitation areas and how they can beneflit the physlcal
and social rehabilitation of an area.

William Slayton has set forth the type of organization
which can best ald the relocation of the less-than-adequate
family from deficient housing to decent, safe and sanltary
housing. First, the entire locality should moebllize 1its
social, health, welfare and economic agencies to assist in
the rehousing operation. Secondly, the renewal agency must
be staffed with an adequate number of people skilled in both
housing and soclal techniques. Third, there must be a firm

agreement between social agencies and the rehousling agency

56"Human Renewal Program Starts in Cookes Area," The
Gazette and Daily, York, Pa., August 3, 1963.
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under which social, health, and education facilitles can be
brought together to work on specific, individual families.
Finally, the specific needs of each family must be known

so that the appropriate agencies may take action.57

How can the necessary housing be provided? It has
become unprofitable for private investors 1n the real estate
market to provide soclally acceptable housing for the very
low income households. At the same time there has been
criticism of public housing projects because they are too
large, institutionalized, standardized, and alienated from
their environs. Two alternatives have been suggested for
use in rehabllitation and conservation efforts.

The first suggestion is for a "graded inventory of
public housing" composed of rehabilitated and new, single
and multiple units in concentrated and dispersed structures.-
Construction of public housing structures with fewer
dwelling units and the distribution of such structures over
wlde areas would make possible thelr integratlion architect-
urally with other bulldings in the neighborhood. It would
also facllitate the social integration of public housing
tenants with adjacent residents.

A variation of the above program has been suggested
in several cities under which the city would rehabillitate

the homes of persons with low income. 1In return the city

>TRemarks by William L. Slayton, Commissioner, URA at
the Nelghborhood Service Award Dinner, Welfare Federation
of Cleveland, Cleveland, Ohlio, June 22, 1961.






89

would place a lien on the property and upon the death of

the owner regain the investment plus interest. Thils would
be particularly useful in the case of older well-established
families in a neighborhood.58‘

In some cases many people can afford to spend more
money on housing, but hesitate to leave the famlillar environ-
ment. Low cost housing in rehabilitation areas could: (1)
increase the total expenditures for housing by a family; (2)
bring better living conditions to displaced‘familieé; and

(3) allow the people to remain in the same neighborhood.

Code Enforcement--The Home Owner

The previously mentioned methods of relocating people
alse aid in rehabilitating a neighborhood. What other
rehabilitation methods could have made the Mack-Concord
effort more successful? Improvement in methods of private
rehabllitation should start with code enforcement. Mack-
Concord residents were notified of code violations through
the malil, with no assistance from the renewal agency con-
cernling the cost of repairs, the type of repairs or the
extent of the repalrs necessary. In September, 1961, the

Urban Renewal Manual formalized in Sectlon 12 the provision

that eligible project costs could henceforth include the
hiring of an architect for consulting services. Architects
may be called on to work out the common problems on the

design of properties or to coordinate exterior property

58Detroit City Plan, Renewal and Revenue, p. 61.
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improvements on a block by block basis through demenstration
programs or through advice and guidance to home-ownérs.59

Thls would have been of great assistance in the Mack-Concord
area.

New Haven, Connecticut has utilized architectural
services most successfully. In New Haven the housing
inspector ' completes code violation forms for each house
and turns them over to the rehabilitation speclalist, a
structural expert, and to the rehabllitation architect.
These men study the forms thoroughly before examining the
property, using them as a basls for the recommendations
they willl make.

The architect studiles the house 1n relation to the
others on the block. He obtains information on the hilstorical
background, if any, of each building. With his knowledge of
the building, and of the financial ability of the owner in
question, he makes recommendations for improvements that
wlll give the property the attractive appearance necessary
for thorough and lasting rehabilitation. He prepares per-
spective drawings in coler of individual properties which he
gives to the owners. These 1llustrations show clearly what
the bullding will look like after rehabilitation.

The rehabllitation specialist makes note of any
structural improvements needed above the housing code. When

he and the architect visit the homeowner, they give him a

4 29mprchitects Get in Rehab Act," Journal of Housing,
XIX, No. 2 (February, 1962).
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worksheet containing all housing code violations, methods
for thelr correction, and all additional staff recommenda-
tions. The rehabllitation specilalist checks out all
pertinent codes and permits; hakes avallable a 1list of
reliable contractors; works with the bullding department;
checks over contracts; and, in some instances, prepares
rough cost estimates of the work. He and the archiltect
become counselors to the homeowner.

If the property owner requires a loan to accomplish
the rehabilitation, the project director gives complete
mortagage assistance, including locating a bank willing to
grant the kind of mortgage the owner wants, preparing the
mortgage application, and consulting with FHA and the bank.
This service would have been invaluable in the Mack-Concord
project in which financing was difficult to obtain and
ignorance of the mortgage process prevalled.

Each property in a New Haven conservation project 1s
followed up every two to four weeks by appropriate staff
members. When the work 1s completed, the archltect and
specialist examine and approve the work. Upon completion
of the work the mayor presents each homeowner with an offilcial
certificate of performance at a special ceremony. Later the
owner also recelves a photograph of himself receliving the
certificate from the mayor.

The key to the cooperation the City of New Haven has

recelved in their rehabilitation projects has been an expert
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public relations program. The people are assured that the
city can be relied on to follow through on every house. If
one man fixes up his house, he knows all the other houses
around him will be either new or renewed, raising the
property values of the entire area. The people have confl-
dence 1in the city.6O

The City of Baltimore, Maryland has also been a ploneer
in conservation and rehabilitation efforts. Baltimore
established the first housing court in the Unlted States
which has been recently made a permanent part of 1its
municipal court system. When a code violatlon notice 1s
issued to a tenant or home-owner in Baltimore, correctlon
is expected within five to thirty days. If the violation
is not ébated, the tenant 1s summoned to housing court
where, 1n the past, fines were levied.

However, with the passing of time, observers reallzed
that thls was not really stemming the spread of bllght and
that a new device was needed to enable occupants of sub-
standard housing to understand the purpose of the various
laws. Many people were being brought to court because they
had violated some statutory requirement relating to sanlta-
tion, health, or fire hazards--not through dellberate intent
to violate, but because the defendant had never been properly
instructed as to how to live in an urban environment.

Under the supervision of the magistrate of the houslng

court, a Housing Clinic was established in 1960 to instruct

60Mary S. Hommann, "Neighborhood Rehabilitation,"
Journal of Housing, XIX, No. 5 (May, 1962). -
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people. on good living hablts and the requirements of urban
soclety. This gives people a better understanding of theilr
responsibility than do heavy fines. The magistrate now
gives the defendant a cholice between paylng the fine or
attending the course of training. (It was believed that
the clinic would have an optimum chance for success if
attendance were made voluntary.)

Twenty-three defendants attended the first clilnic
session, a serles of eight programs given 1n successive
weeks. The curriculum included a fleld trip to different
types of residential neighborhoods as well as classes on
care of house and yard, safety at home, family health, and
economic aspects of family life and community resources.

The first clinic was so successful that 1t was reinstituted
on a regular basis.61

How can rehabilitation be accomplished 1n a case
when a homeowner refuses to cooperate in neighborhood
efforts? Phlladelphia has suggested that a specilal organiza-
tion, public or private, be created to renovate those rundown
pulldings which remain an eyesore in a neighborhood. 'if«a
city cannot expand its power to do the work itself, a full
scale publicity campalgn using rapid and repeated prosecutions
might be used to force an owner to repair hils property to
sell 1t to a private organization for this purpose. The

organization would be a nonprofit or limited profit corporation

61Edgar M. Ewing, "Baltimore Housing Clinic," Journal of
Housing, XIX, No. 6 (June, 1962).
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which would either purchase the property or do the work
under contract to the'city which would purchase the property.
A year round crew would be established for thils purpose
which might, in some cases, do work for financlally embarassed
families and collect payment at a later date without high
interest rates.62
Rehabilitation by the homeowner could become more
attractive financially through a change 1n the city tax
structure. Ownership of property no longer represents a
fair measure of ability to pay as it did in an agricultural
socliety. Intangibles such as stocks and bonds are indilcators
of wealth éoday. Under present tax laws, a home-owner,
regardless of wealth, 1s penallized for making major home
repairs by an increase in the assessed value of hls property
and a resulting increase in his yearly taxes. These tax
increases often discourage low income famlilies such as those
in the Mack-Concord area from making home improvements.
Several solutions to this problem have been suggested
in recent years. In rehabllitation areas, home lmprovements
could be tax exempt for a period of years to delay the
impact of increased taxes untlil the improvements are paild
for. However, this would not prevent blight. To prevent
blight, homes could be put on a depreciatlon schedule similar

to commercial bulldings. Under thls form of taxatlon, taxes

6201ty of Philadelphla, Partnership for Renewal
(September, 1960), pp. 79-82.
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would decrease as upkeep costs 1increased, enabling funds

formerly spent on taxes to be spent on home improvements.

Code Enforcement--The Absentee Landlord

The absentee landlord 1s a constant problem 1n any
conservatlon or rehabilitation effort as he was 1n the
Mack-Concord area. In order to receive the cooperation of
the landlord in renewal projects, the ownership of slum
property must be made unprofitable.

One way of making it unprofitable to own slum property
is through the vigorous enforcement of codes. The greatest
controversy over code enforcement 1s the nature and incidence
of penaltles for violating codes. The most general reactilon
is that courts are not hard enough on repeated violators.
Some fines are so nominal that 1t 1is cheaper for the offender
to pay the fine than correct the violation. Coupled wilth
delaying tactics and appeals, some fines become, in effect,
licenses for illegal uses. It has been suggested that this
might be changed by demanding compliance for the settlement
of cases, fining heavily, and fining for every day the
violation is not corrected. If a landlord were told to
comply with the city codes or close hils dwelllng units to
occupancy, this would make complliance with codes filnanically
more attractive. Where such a policy causes hardship to
an individual, city subsidy for repalring homes or bringing
them up to standard might provide a solution. A lien could

be placed on the property for the cost of the repailrs
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to be paid gradually or deferred until the death of the
owner.63

Code enforcement has another more intense applicatlon
which would be useful iIn the case of the landlord. This
consists of voluntary removal by the owner or involuntary
removal by the city of badly dilapidated structures when
they reach a point of being unsafe and a nuisance. This
point would be determined by such criterlia as the cost of
repairing the bullding compared to 1ts assessed value.6u
At the present time, a bullding has to be 1n the abandoned
class before 1t 1s torn down under the Detrolt bullding
code.

Another way in which code enforcement would deter
the ownership of slum property 1s by making the exlstence
of code violations a lien on the property. (This 1s to
be distinguished from the city's repairing violations and
assessing for repairs in the tax bill.) Such violations
would be recorded with deeds and tiltles, reported in title
searches, insured against, and in conservation projects

considered Justification for exclusion from FHA 1nsurance.

These requirements would place great pressure on the seller

63Detroit City Plan, Renewal and Revenue, p. 62.

6“Ib:l.d.
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to eliminate violations before placing a bullding on the
market.65

The profitabllity of owning slum property would. also
be made less by taxing the parcel 1n terms of the amount of
income accruing to the owner. Under the present system of
property taxation there are some fully depreclated structures
subjJect to a minimum tax which return a high rent to the
owner. The demolition of these deteriorated structures
could be forced by taxing the land, as distinct from the
bullding, on a scale reflecting its high return to the
owner or 1its re-use value.66

In order to effectuate any of these methods of code
enforcement changes must be made in the law, but more
important, enforcement of the law must be streamlined and
court support must be strengthened. Inspectors must have
standard sets of instructions for interpreting and enforcing
codes. Courts must decrease the time lag between the
inspection and the follow-up action.

Accompanylng strict code enforcement should be efforts

to remove adverse uses 1n conservation areas. Thils was

a difficult problem in the Mack-Concord area due to the fact

65Allison Dunham, "Private Enforcement of City Planning,"
Law and Contemporary Problems, XX, No. 3 (Summer, 1955),
po u62-800

66

Detroit City Plan, Renewal and Revenue, p. 62.
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that every property condemned under Michlgan law must be
approved by a Jjury in a court of law. It has been suggested
by Commissioner Slayton that provision be made for the removal
of nonconforming uses through amortization or, more practil-
cally, through eminent domain to preserve the character and
livibility of an area. Such provisions would give invaluable
assistance to rehabilitation programs and would ald in giving

spirit to neighborhood residents.

Financing Rehabilitation

In Boston, a private organization, Homes, Inc., has iJ
been at work since the mid 1920's rehabilitating two and
three family homes selling them to lower middle-income
families providing them with their own dwelling and
income to pay off the mortgage. It sells 1ts mortgages to
Boston banks and savings and loans 1nstitutions and will
give an owner a low-interest second mortgage or direct loan
before letting him default on a single mortgage payment.

It redecorates only the owners apartment, but does provide
the services of its staff to advise the owner on finishing
the other apartments and provides the materlals at cost or
less. Homes, Inc., also provides the same services to
adjoining home-owners 1n an effort to preserve higher
property values. Depending on a large volume of buslness
and rapid turnover, Homes, Inc., only expects a 3 per cent

return on 1its operation.67

67Meyerson, Terrett and Wheaton, Housling, People and
Cities, (N.Y.: McGraw-Hill, 1962), p. 189.
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Rehabllitation by such a private organization 1is
economically feasible only when the investor belleves that
the returns from rehabilitated property are likely to exceed
the returns from the property without rehabllitation, and
1f the cost of the repalrs does not exceed the capltalilzed
difference between the existing and potentlal rents or
sales prices. These private rehabllitators can be alded
and encouraged by the provision of better community
facilitles and by the creation of stronger interest in the
maintenance and remodeling of homes.

Rehabllitation by the average home-owner 1s only
possible when financing is readily available to him from
suitable loan sources, not just high interest finance
companies. As prevliously mentioned, Section 220 insured
loans were not successful 1n the Mack-Concord area due to
the 1nsecure economic conditions of the people, the com-
plexity of the mortgage process and the lack of education
of the residents in financial matters.

The American Council to Improve Our Nelghborhoods
reported in 1957 that contractors doing work in conser-
vation and rehabilitation areas were often required to have
as much as 50 per cent of the cost of their work in cash to

obtain any type of financing.68 This 1s beyond what the

68Reuel Hemdahl, Urban Renewal (N.Y.: The Scarecrow
Press, 1959), pp. 190-191.
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ordinary builder can afford. Due to these problems,
savings and loan assoclations 1n the Dlstrict of Columbila
have created a joint pool of funds from which low interest
loans are made to ald people in bringing their homes up
to code standard. Through this Joint effort, more loans can
be made to needy people while the risk 1s shared equally
by several savings and loan institutions.69
This 1s an outgrowth of the Fight Blight Fund which
ploneered in Baltimore in 1951. The Fund 1s desligned to
step in where all other means for financing home repailrs
fail. It 1is a combination of financilal assistance to persons
not able to qualify for usual bank loans and mortgage exten-
sions, and of practical advice on the kinds of repalrs that
are requlired and honest contractors to make them. Sparked
by praminent mortgage bankers in Baltimore, the organizing
group was assisted by the Real Estate Board and many other
contributors who donated the original revolving fund of
$10,000 which was raised to $40,000 in 1954, 79
Working with the Housing Bureau of the Baltimore Health
Department, the Fund has made avallable the followlng services
to people in enforcement areas; (1) It counsels them prior

to their entering into contracts for work required under

69Meyer'son, Terrett and Wheaton, Housing, People and
Cities, p. 195.

7OAmerican Councll to Improve our Neighborhoods, Inc.,
Fight Blight Fund, Inc: Baltimore (N.Y.: ACTION), p. 3.
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muniecipal enforcement notices; (2) It gives advice about

the requirements necessary to satisfy such notices and; (3)
It suggests methods of financing the minimum of repalrs; and
ultimately allocates cash backing 1f necessary.7l This

type of organization would have been a valuable asset 1n
solving the financlal problems which plagued the Mack-Concord

area.

Conclusions and Recommendations

1. Selecting a Conservation or Rehabillitation Project
Area.

The basis for the selection of a conservation or
rehabilitation project area must not be limited to the
physical characteristics of a neighborhood. In order to
establish the feasibility of a renewal project, the socilal
and economic characteristics of the area resldents must
also be studied. Environmental improvements are of no
avall 1f resildents cannot understand what 1s to be accomplished
through conservation, have no pride in thelr nelghborhood
or are financially unable to contribute toward the effort.

The physical characteristics of the Mack-Concord
neighborhood were suitable for conservation purposes, how-
ever, the lack of economic stability and the social transition
which the neighborhood was undergoing were insurmountable

obstacles to successful conservation and rehabilltation in

"l1p14., p. 4.
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the area. Greater coordlination with social and welfare
agencles prior to the delineation of a project area would
provide a much sounder basis for conservation efforts.

2. Neilghborhood Organization and Education.

Block organization in the Mack-Concord conservation
area was very effective, however, it was not timed to
colncide with the start of public improvements 1n the
area. Planners were successful in maintaining good relations
with the neighborhood residents and orienting them to the

renewal effort at the start, but” as the project progressed,

this relationship became more distant. When public improve-
ments failed to appear durlng the 1nitial stages of. the
project, residents lost interest and block organizations
started to disband before the project was completed.

In the future, the interest of the residents must be
maintained and stimulated by the coordination of neighbor-
hood organlzational efforts and the installatlion of public
improvements. The actlve interest and participatlon of
city departments and soclal agencies could be of 1nvaluable
assistance through the provision of new educational programs
to stimulate "human renewal." "Human renewal" programs in
New Haven, Connecticut and York, Pennsylvania 1ncreased
nelghborhood interest and spirit greatly through direct

fleld service 1n the renewal areas.
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3. Relocation.

Although relocation was not a problem 1n the Mack-Concord
project area, relocation of residents from redevelopment
projects in other areas of the City did present a problem
to the Mack-Concord effort. Large numbers of people from
center-cilty redevelopment areas relocated in the conservatilon
neighborhood after the execution of the conservation project
had begun. Within five years after the start of the project,
over 50 per cent of the original neighborhood residents had
moved from the area. It became impossible to continually
educate these new residents to the goals and objJectives
of the Mack-Concord project, thus their full cooperation was
never obtalned.

This can be prevented in the future through coordination
of renewal efforts 1in all sections of the cilty and through
better guldance for those relocated from renewal projects.
Perhaps a combinatlon of a better public housling program
and a new educational program would enable those relocated
to adjust to and preserve a healthful living environment.

4. Code Enfoncement and Private Rehabilitation.

Code enforcement procedures were adequate in the Mack-
Concord conservation area, but could have been made more
effective through an increase in assistance to neighborhood
resldents concerning the extent of home repalrs required
by the various codes, the cost of the repairs, the avail-

abllity of reliable contractors and the availability of

VR

Lme



104

financing. Perhaps more substantial rehabilitation beyond
code requirements would have been carried out had these
services been a part of the conservation effort.

Future improvements in methods of code enforcement
should be accompanied by an updating of codes and stricter
enforcement of existing code provisions such as those which
require the painting of homes; rehabilitation of substandard
structures by the city placing a lien on the property;
or the demolition of substandard and abandoned homes. Such
intense code enforcement efforts would also aid in making
slum dwellings unprofitable for the absentee landlord.

5. Rehabillitation Financing.

Private rehabilitation is not possible 1f the resildents
of a neighborhood, such as the Mack-Concord area, are
financlally 1ncapable of improving thelr homes. This should
be recognized before selecting an area for conservation.

In recent years, a great deal of financial assistance
has been made avallable to facllitate conservation and
rehabilitation renewal. 1In several cities low 1lnterest
loans have been made avallable from private funds created
through Joint efforts of banks and savings and loan insti-
tutions. The Federal government has also made progress in
solving these problems 1in Section 220 of the Housing Act
which provides mortgage insurance to assist residents i1n

obtaining loans, otherwise difficult to obtain.

P
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The availability of these funds and the methods c¢f
obtaining them should be made a part of the educatilonal
program for the neighborhood residents as well as local
contractors.

6. Public Improvements.

The'public Improvement program for the Mack-Concord
conservation project was the most successful phase of the
plan for the area. With two small exceptions, all the
public improvements were installed as planned. Traffic
circulation has been greatly improved, obnoxious
nonconforming uses have been eliminated and a new school
has been built.

Although some problems were encountered 1in the imple-
mentation of the public improvements plan, they did not
hinder the conservation effort. The major problem
relating to the elimination of nonconforming uses recently
has been eliminated by a court ruling allowing several
such uses to be condemned through a single legal actilon
rather than requiring each condemnation to be a separate
case.

A great deal of the success of the public improve-
ment plan was due to sound work with neighborhood represents
and clty departments prior to adoption of the plan for the

area. This should be continued in the future.
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Conservation and rehabilitation techniques have been
slow to develop, but are continually improving. Most
recently, conservation and rehabilitation efforts have
brought about the belief that the maintenance of property
values should be included along with health and welfare in
determining what 1s best for the community under the police
power. Thils 1s evidenced in a recent U. S. Court decision
upholding the constitutionality of a District of Columbla
Redevelopment Act. The court said: "The values 1t (public
welfare) represents are spiritual as well as physical,
aesthetic as well as monetary. It i1s within the power of
the legislature to determine that the community should be
beautiful as well as healthy, spaciocus as well as clean,

well-balanced as well as carefully patrolled."72

Changes
such as this in our traditional public values will be of
valuable assistance to conservation and rehabilitation 1n

the future.

72Slayton, "Conservation of Existing Housilng," p. 448,
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