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ABSTRACT

U. S. A. NEW TOWNS: PROCESS AND PRODUCT

A CRITICAL ANALYSIS
by Joseph Gary Cruzan

In the United States of America today, there is a
trend towards the private development of New Towns. In
concept, New Towns have much to offer, including well-
planned physical environments for "all people." An
analysis of many of these "New Towns," however, indicates
that they often result in poorly located but wéll-planned
physical environments for medium and high income white
families. Also, they generally lack any well-developed
industrial base and thus have little effect in reducing
regional transportation demand. These developments hardly
fit the definition of "New Towns" and as such represent
little improvement in guiding urban growth. In fact, in
the long run it is really questionable if they are in the
"public interest." This has been the case even in the
sincerest of efforts.

The complex interrelated problems of New Town

development can be traced to the lack of any sound



Joseph Gary Cruzan

governmental framework to aid and regulate their devel-
opment. Considering the expected future growth in the
U. S. A., it is time to establish such a framework to
promote and regulate New Towns and thus prevent further
urban sprawl and the continuation of the present social-

economic schism facing our urban societies.
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CHAPTER I -
THE PROBLEM

Today the U. S. A. has entered a very rapid period
of growth in which planning must play a more active role
.in shaping our urban patterns if large metropolitan centers
of growth are to continue to function properly. Thus far
our free-enterprise system of development has resulted in
monotonous and sprawling patterns that intensify our social
problems by perpetuating segregation of economic groups.
This system also has resulted in a multitude of physical
planning problems including traffic congestion and uncoor-
dinated land use--a set of circumstances that can lead to
many other problems including air pollution. The social,
physical, and economic problems to be solved are by any
measurement gigantic. Thé problems of guiding and shaping
growth become even more complex when one considers the mul-
titude of governments, authorities, jurisdictiéns, and
special districts that must be encountered in attempting
any solution. For example, in the Chicago Metropolitan
Area the water districts alone number in the hundreds.

The planner today, more than ever before, must

determine the appropriate urban patterns of the future,

1



and then he must fight for the implementing powers and
institutions. If he should fail in this task, the conse-
quences could be disastrous. During the summer of 1968 a
team of 60 Doctors concluded a special study by recommend-
ing that people move out of certain areas in Los Angeles
because of the extreme health hazard from air pollution.l

In recent years, planners have also talked of banning all
private vehicles from New York City during business hours
because of the magnitude of the pollution, circulation, and
parking problems. 1In spite of these problems, the large
metropolitan areas continue to grow. Therefore, it is

time for planners to open their eyes beyond municipal
boundaries and plan for growth regionally and nationally.

If planning is to be effective, planners must take a guiding,
preventing, and regulating approach rather than one of
correctioning, as has been the case thus far. Robert
Weaver has said "that in the 40-year period we have now
entered, we will have to provide homes and all of the facil-
ities needed for urban employment and enjoyment equal to

all that has been built to date in the entire history of

our country."2 This future urban land must be planned if

lNews Article in the San Francisco Chronicle, Summer
of 1968, Edition unknown.

2Albert Mayer, The Urgent Future (New York: McGraw-
Hill, 1967), p. 52.




our cities and metropolitan areas of the future are to
represent an improvement over past urban life and form.

In response to the challenges of Urban America, a
variety of professionals have begun, in recent years, a
trend and advocacy for the private development of "New
Towns." Contrary to popular dbinion, the New Town concept
is one of America's oldest and is part of our historic
tradition. Some of the best planned examples of cities
that started out as New Towns are Williamsburg, Virginia;
Savannah, Georgia; New Orleans; Annapolis, Maryland; Phil-
adelphia; Washington, D. C.; Cleveland; Buffalo; and Indi-
anapolis.

When the Mormons migrated to Utah, they built a
complete New Town at Great Salt Lake. During the latter
part of the nineteenth and early part of the twentieth
century, emulating British examples of industrial New Towns,
the U. S. A. industrialists build such communities as Hershey,
Pennsylvania and Kohler, Wisconsin. In the early nineteen-
twenties the following cities were begun: Radburn, New
Jersey; Johnson City, Tennessee; Mariemont, Ohio. Further
experiments were continued with the three famous Greenbelt
Suburban Resettlement Towns by the federal government and,
more recently, with the private development of Reston,

Virginia; Columbia, Maryland; Irvine, California and many more.3

3Carl Feiss, "New Towns for America," AIA Journal
(January 1960), pp. 85-89.




In recent years the federal government has not played
an active role in New Town development, and consequently
people have begun to think that creating a New Town is a
wild utopian idea. If these people would contemplate for
a minute, they would realize that every city began as a
town whether planned or not. Since the first settlment
of this country, New Towns have been built by one means or
another. Even planners often forget this and accuse New
Town advocates of being "dreamers." New Town advocates
should then ask the critics to clarify their alternatives
for urban growth, for in the U. S. A. the building of New Towns
has been a continuing tradition.

The purposes of this thesis will be to: 1. explore
the attributes of the New Town concept as a means of
channeling urban growth and improving the social and physical
conditions of our metropolitan areas; 2. analyze recent
New Town efforts as to their implementation of the concept
and the problems encountered in the development process;
and 3. make recommendations for improving the New Town
development process which will hopefully improve New Towns
in light of the public interest. Essentially then this
study with its rather broad scope will provide the frame-

work for many other in-depth studies.



New Town Definition

Before embarking on a discussion of New Towns, it
is very important to establish an adequate definition. This
in itself is no small task because there are almost as many
definitions of New Towns as there are people who advocate
them. 1In selection of a definition for purposes of this
thesis, flexibility and precision are primary considera-
tions, otherwise the principles herein will be applied
unjustly. It should be pointed out however, that elements
and sizes of New Towns do vary with circumstances. For
example, acreage figures are often given in definitions.
This is not really a desirable criteria because a 2000 acre
development in one area might well be called a New Town,
while a 5000 acre development in another area might be no
more than a well-planned high-income suburb.

For the purpose of this thesis, New Towns will be
defined as large, planned communities that are built with
the objectives of absorbing metropolitan population increase
and ordering dispersal, are a predetermined size appropriate
to the selected location, function, and regional outlook,4
and are, at least in theory, designed to be "reasonably"
self-sufficient and self-contained. In addition they gener-

ally have the following characteristics:

4Albert Mayer, op. cit., p. 77.



a. A commercial center.
b. A "reasonable" range of cultural activities.
c. A "reasonable" range of recreational facilities.

d. All necessary public facilities, such as schools,
civic buildings, water, complete sewage treatment, etc.

e. A complete range of residential facilities to
accommodate all economic classes.

f. A complete range of residential types from free-
standing houses to apartment buildings.

g. Industrial facilities complementary to the region but
not necessarily the exclusive predominant economic
base of the community.

h. Employment opportunities consistent with the princi-
ples of New Towns, reducing the demand for commuting.

i. A means of containment such as a green belt to pre-
vent it from being engulfed by sprawl.

j. Freedom from discrimination because of racg, religion,
national origin, or social-economic class.

It should also be pointed out that a New Town is
often defined as being designed to eventually be self-governed.
This however is subject to dispute and therefore will not be
considered part of the definition. Essentially then according
to definition, a New Town is not necessarily a New City but
may be considered as a large segment of an existing city
separated by a green belt. Then by definition, it is a

means of planning, and developing for urban growth.

5Dennis, O'Harrow, "New Towns or New Sprawl?", ASPO
Newsletter, Volume 30, Number 9, October 1964.




Distance factors from the Core City have purposely
been omitted as this will vary with the population to be
accommodated, with the intensity of the proposed develop-
ment, with the location and gquantity of land available,
with the size of the proposed green belt, and with the
existing transportation network. Population ranges too
have been purposely omitted, because the definition is
designed to emphasize that New Town development is a means
to an end, regardless of the size of the metropolitan area.

It should also be pointed out that the term "rea-
sonable" was used in the definition with respect to some
of the characteristics. This means just that all planning
areas are based on thresholds or hierarchies of use. For
example, recreational facilities would be designed to
accommodate the day-to-day needs of the residents, unless
of course the New Town was specifically designed as a major
recreational node for the metropolitan region.

It should be realized that it is very nearly imposs-
ible to write the all encompassing definition as, with every-

thing else in planning, every situation is different.



CHAPTER II
THE CASE FOR NEW TOWNS

Before advancing any concept for consideration, it
is important to create a background of common understanding.
In other words, why has the New Town concept been developed?
This dictates a discussion of present patterns of urban
development. Robert Weaver has said that it is no longer
a question "of whether we construct more housing in the
fringe areas and beyond, but whether we can do so in a
more creative, economic, and esthetically attractive
manner."1

For too long now, the people of the U. S. A. have
been accepting uncontrolled and undesigned urban sprawl as
a natural and inevitable part of our free-enterprise system
of urban design. Urban sprawl has been widely discussed
throughout the U. S. A. at conferences of architects, home-
builders, realtors, city planners, land conservationists,
public administrators, tax experts, business and industrial
leaders etc., but thus far no state or national programs

for putting an end to sprawl have been adopted.

lRobert C. Weaver, "Beyond the Urban Fringe," AIA
Journal (September 1965), p. 72.



Despite the vast areas of suburban development in
recent years, few have made a substantial contribution to-
wards the development of better communities. To accommodate
population growth, big cities have been growing in sheer
physical size and spreading out rapidly in all directions.
This rapid free-enterprise development generally follows
a characteristic pattern. Open farm lands between the
radiating highways are bought up by speculators and new
housing developments soon appear, along with neighborhood
shopping centers and a motley assortment of billboards
and drive-in establishments such as motels, filling stations,
hot-dog stands, beer joints, etc.

The following quotations very effectively illustrate
popular attitudes toward our current patterns and systems
of development.

[Peter Blake Editor, Architectural Forum Magazine]
The mess that is man-made America is a disgrace of
such vast proportions that only a concerted national
effort can hope to return physical America to the
community of civilized nations.

[House and Home] Suburban sprawl negates and frus-
trates the purpose of cities which is to let more
people live and work close together and so utilize
and enjoy the maximum efficiency of community

facilities and community entergrises, with easy
access and cheap distribution.

2Edward P. Eichler, The Community Builders (Univer-
sity of California at Berkeley, 1967), p. 5.

3

Ibid., p. 5.



10

[F. A. Gutkind] The last vestiges of a community
have disappeared. They are hardly anything else than
an agglomeration of innumerable and isolated details,
of human atoms, and rows of boxes, called houses,
interspersed between the industries. It is a

total victory of a laissez faire insensibility and
recklessness over organic growth and even over
organized development.

[William L. Slayton, Urban America, Inc.] We in
America watch heedlessly while the tide of popula-
tion ebbs and flows across the land without plan or
long-range purpose, spilling naturally into the deep
pools of our metropolitan areas until they are inun-
dated. We make no effort to influence the flow, and
we attempt to deal with it in our metropolitan catch
basins only after it reaches the flood level, when
we hastily and precariously attemgt to build the
levees and channels still higher.

Haphazard development resulting from both market
prices and public policy or the lack of it has left large
gaps between developments and has made provisions for
schools and other public facilities difficult and expensive.
Sprawl also means low volume and un-economic utility systems.
Private development then has not only produced an environ-
ment free of woodlands, water courses and other attractive
natural features, but also one which has proven un-economic
and a hindrance to the rational development of regional
transportation systems.

In addition to the planning problems, Post World

War II development has also alienated the city from its

41bid., p. 5.

5William Slayton, "A Critical Evaluation of New Towns
Legislation," ASPO Planning 1967, p. 171.
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suburbs. The failure of governments to reconstitute the
host of minor civil divisions in metropolitan regions has
made it possible for each locality to operate in terms of
its own interests, without having to consider the region as
a single working system. These political realities have

in fact made it difficult for even well-meaning suburban
officials to assume a conciliatory posture.6 Thus during
the United States greatest surge of urban development, there
has not been an overall regional policy to guide the changes
remolding the basic nature of the region.

In recent years it has become increasingly evident
that in order to achieve a better quality of urban life,
current social, economic, and environmental planning problems
are going to have to be dealt with on state, regional, and
national levels. This chapter will explore how New Towns
might address themselves to solving these problems. It
should also be pointed out that in this brief critique of
present development patterns and systems, many of the major
planning problems in the U. S. A. have been outlined. It
should also be emphasized that because of the interrelation-
ships of the problems any proposed solution to one problem
will have a definite effect on the others, which in itself

suggests a shot-gun approach as offered by the New Town concept.

6Chester Rapkin, "New Towns for America," Journal of
Finance (May 1967), pp. 208-219.
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Growth Statistics and Issues

It is impossible to realize the urgent need to
improve urban development patterns without looking at the
present scale of our urban expansion. Each year the U. S. A.
adds the equivalent of 15 cities of 200,000 each. 1In less
than 40 years, urban population will double, and the quantity
of urban land will at least double. It is as if this coun-
try has 40 years to rebuild all of its urban areas.7 The
fundamental point is that population and housing gains,
while spread throughout the entire nation, to a degree are
overwhelmingly metropolitan focused and, beyond that, are
concentrated to a high degree in a limited number of super-
metropolitan areas. It is at these locations where the main
opportunity and challenges for New Town building are pri-
marily available.

It should also be pointed out that in past years
the U. S. A. has been building only about a million and a
half dwellings each year, and much less than that in 1966
and 1967. The President's Advisory Commission on Civil
Disorders in 1968 recommended provision of six million units
of low and moderate income housing in the next five years.
Expanding the limited supply of housing for low income

families is most crucial. It should be made clear however,

7Robert Gladstone, "New Town Role in Urban Growth
Explored," Journal of Housing (January 1966), pp. 29-36.
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that construction of all the needed housing in existing
cities will only add to their congestion and contribute
to the social-economic schism that is developing in large
cities today.8

It is also interesting to note that in recent years
the cost of housing has been rising rapidly principally
because of the rising costs of urban land.9 New Towns
offer the possibility of lowering housing costs due to
construction on cheaper virgin land far away from the
metropolitan core and to the efficiencies of large scale
production.

As with people and housing, economic growth in the
nation is also at a scale that uniquely provides the basis
for New Town development. Over-all, U. S. economic expan-
sion, measured by gross national product, has produced a
gain of more than 30 billion dollars per year in the produc-
tion of goods and services for the period between 1960 and
1965. The total value of production during this period has
increased from 500 billion to 665 billion, or 33 per cent.10

Despite the scale and pace of this recent pattern of

economic expansion, the future outlook is for continued gains

8Murial I. Allen, "New Communities: Challenge for
Today," AIP Background Paper Number 2 (October 1968), p. 3.

9Edward Eichler, op. cit., p. 108.

loRobert Gladstone, op. cit., p. 31.
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at a similar scale. This of course is urban-focused, along
with population growth. However, within urban and metro-
politan areas, expansion in jobs and facilities of all types
has been dominantly taking place in the outer portions of
metropolitan areas. Conservative estimates are that two-
thirds of the new jobs in urbgn areas in the years ahead

will be in the outlying locations.ll This trend will support
construction of major new outlying job centers to accommo-
date the gains and, in turn, create new outlying housing
demands, setting in motion the full sequence involved in

the urban development process. It should also be pointed out
that many of the people that desperately need jobs live in
the cores of cities, rather than in the outlying areas

where jobs are increasing rapidly.

In contrast to the outlying areas, city cores gener-
ally house a rather static population and job market because
of the limited capacity for expansion in the central area.
What opportunities do arise generally cater to the higher
skilled suburbanites, and thus the two-directional, daily
commuting continues.

In Britain, where regional planning is a political
reality, there is great conviction that the larger cities

have become unmanageable because of the sheer force of numbers,

1l1pia.
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and that it is desirable to limit, and indeed reduce, the
population of the city cores. This program is carried
out by discouraging or forbidding new employment oppor-
tunities and new places of residence in these areas. 1In
addition, efforts are made to transfer existing popula-
tions and business firms into New Towns.12

Obviously today there is a crucial need in these
times of rapid change to develop the environment by conscious
decision rather than by chance. Massive urban growth is a
fact. Careful planning is not. The quality, pattern, and
costs of our current urban growth must be of great concern,
if the U. S. A. is to make maximum use of its human, economic,
and physical resources. If one agrees that a rapidly devel-
oping nation's settlement patterns require thoughtful direc-
tion, the U. S. A. urgently needs an urban settlement policy
at the national and state levels now. This policy along
with a state and national New Towns policy could insure the
orderly planning and development of new growth centers to
reduce the pressures on the existing cities.

New Towns, it should be understood, generally promote
efficient use of land through the intrcduction of cluster
development, mixed densities, and common open space. In

the U. S. A. today the present rate of urbanization averages

12Chester, Rapkin, op. cit., p. 211.
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about 30 acres of land per 100 population, while Ncw Towns
like Reston, Virginia and Columbia, Maryland utilize only

13 This tripling of

about 10 acres per 100 population.
density offers a two-thirds savings of our urban lands. It
should also be pointed out that the Swedish New Towns have
already demonstrated that higher density is not incompatible
with good planning, abundant open space, and recreational
facilities. Bernard Weissbourd estimates that a New Town
program at the national level could conserve seven million

14 At a time when people of other nations

acres of land.
are starving, it is not easy to ignore the need for con-
serving agricultural land.

The need for land conservation is well illustrated
by a New York Regional Plan Association study which estimates
that the New York metropolitan area would add six million
people to its present 16 million by 1985. The Association
distributed the expected growth according to existing zoning
density provisions for undeveloped land in the metropolitan
area and found that it would require some 4,500 square miles

of new land to accommodate this growth, double the amount

of developed land then in the metropolitan area. "The

13"New Towns: Are They the Best Answer to Land
Use Problems?", House and Home 26, (September 1964), 64-76.

14Bernard Weissbourd and Herbert Channick, "An
Urban Strategy," The Center Magazine, September 1968,
ppo 56-650
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urbanized metropolitan area then would extend from Trenton
to New Haven and from Riverhead, at the end of Long Island
to Poughkeepsie up the Hudson River." To provide contrast
and to explore alternatives, the Regional Plan Association
created a series of new hypothetical zoning maps. By
increasing densities at the core and creating living con-
centrations at key points (New Towns) along corridors of
travel and transit, interspersed with open space, it was
determined that the expected growth could be accommodated
by 750 square miles of new land, which represents a savings
of 80 per cent from the original estimates.15
It is also important to point out that New Towns
built in conjunction with center city urban renewal programs
could help solve the relocation problem and provide an
opportunity to integrate schools, thereby lessening social
tensions. Educators and sociologists have known for years
that what children learn from their peers in the classroom
may be as important as what they learn from their teachers.
There can be no little doubt that informal contact between
minority and low income children and the children from medium
and high income families is one of the most effective tech-

16

niques for child development. This too would serve to

15Robert Gladstone and Stanley Wise, "New Towns Solve
Problems of Urban Growth," Public Management, May 1966, p. 136.

16

Bernard Weissbourd, op. cit., p. 62.°
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gradually end racial prejudice, while bridging the communi-
cation gap between low and high income groups.

School integration too would most likely stimulate
the total number of years of school obtained by the ex-
ghetto children, and greatly reduce high-school drop-outs.
Today children in the ghettos are stimulated only by filth,
poverty, and crime, and in this environment they soon lose
hope, drop out of school, and only add to our social planning
problems. The effects of school integration on the solution
of our social problems should not be under-emphasized.

It should also be understood that although New Towns
would be desegregated, this would not mean an end to resi-
dential economic segregation. At this time such a goal
seems improbable. However, if New Towns are planned appro-
priately as to scale and location of facilities, these could
be easily integrated. Perhaps in the future, integration
of community facilities would bridge many of the interest
gaps between economic groups thus leading to a gradual end
to economic segregation. This of course is speculation.

One thing is certain, it is far easier to achieve community
facility integration in New Towns than in large ghettos of
one million population or more, and thus far school busing
has resulted in only increasing racial tensions. This is

at least due in part to the fact that it presents a forced

situation. New Towns offer a natural solution.
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Today it is no longer possible to provide housing
for the growing low income and minority group population
in the confines of the central city except by forcing more
and more of the higher income families to move to the
suburbs. Sufficient land is not available and almost all
of the new housing built on urban renewal land has created
fewer units than were demolished. Obviously, it is very
hard to equal the high densities of our slum areas except
by building very high, high-rise apartments, which in the
case of low-income families often intensifies crime and
other problems. The British have wisely built their New
Towns before demolishing the slums from which the New Town
residents come. In doing this they have avoided the problem
that has beset our own public-housing and urban renewal pro-
grams, which have demolished more housing units than they
created, thereby forcing people out of one slum area only
to cause a new one to come into existence.

It should also be pointed out that land prices in
the existing cities have often resulted in the construction
of apartments on urban renewal lands that were well beyond
the capacity of the prior residents. 1In fact this has been
the rule rather than the exception. This of course has been
a backroom policy of many cities in an attempt to stabilize
the outmigration of high income families which has resulted

in deterioration of the tax base.
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The Need for Regional Planning and Govecrnment

Today in the U. S. A. the political boundaries of
our large cities are obsolete, as planning problems spill
far out into the region. Planning to be effective must solve
problems of over-all land use and the resulting relation-
ships between residence and employment, of industrial growth
and location, of highway location, of drainage and flood
control, of air and water pollution, of open space distri-
bution, of population distribution and destratification, and
of New Town locations and sizes. These problems have not and
cannot be solved on the local level. This is easily illus-
trated by water pollution, which often results from indus-
trial wastes miles upstream. The need for metropolitan
government has long been recognized and yet with few excep-
tions little has been done. Struggles for the development
of metropolitan governments often over-shadow what it is
that they can do: coordination and regulation of regional
growth and design. It is difficult to see how growth can be
properly administered, unless it is in accordance with an
over-all plan that can be implemented. No doubt the success
of New Towns depends heavily on the formation of metropolitan
governments.

One of the best examples of metropolitan government
is Toronto's Metro which started April 15, 1953. Twelve

years after its formation a commission named to study
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desirable changes received not one suggestion regarding any
serious changes or advocating return to the replaced system
of independent municipalities. Experience has shown that
this setup prevents interest domination by the central city.
Thus far Metro has been responsible for, among other things,
"striking physical accomplishments, such as trunk water
distribution, improved sewerage and drainage systems, out-
standing river-valley parks, and a system of expressways and
parkways.“17
Central cities today are faced with a marked decline
in the growth rate of assessed valuation, self-defeating
property tax rates, a flight of middle and high income
families to the suburbs, and decamping industry. The re-
sulting financial burden to those central cities which are
attempting to solve their socio-economic problems, with
expanded educational efforts, blight fighting, zooming wel-
fare costs, urban renewal, and costly police protection, is
simply beyond their fiscal capacities. The advantages of
a metropolitan government with the appropriate powers of
taxation with respect to the solutions of regional socio-

economic problems should be obvious. A New Town could be

designed to primarily strengthen and enrich, not destroy,

17Albert Mayer, The Urgent Future (New York: McGraw-
Hill, 1967), p. 123.
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the economy of the central city and to instill new spirit
and leadership into the central city's cultural, political,

. . . . 18
and economic institutions.

Objectives of A New Town Program

One of the objectives of a New Town program, for any
metropolitan region, should be to minimize the need for
ever-increasing (commuting) automobile traffic. Across the
nation, new highways are currently being widened to meet
peak traffic loads. For the rest of the day and the week,
they have more capacity than needed. New Towns should place
living and working in such relation to each other so as to
actually reduce the total demand for transportation. New
Towns provide the opportunity for the development of rational
transportation systems for internal mobility as well as
accessibility to the central city. Properly designed New
Towns can contribute to the sound, economic growth of the
region in which they are located, and thus provide the ra-
tional basis for the development of inter-city mass trans-
portation. This mass transportation system then would
strengthen the economy of the central city by providing
additional customers for its specialized shopping and enter-

tainment facilities.

18Wayne E. Thompson, "Prototype City Design for
Tomorrow," Public Management (August 1966), pp. 212-217.
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Another objective of a regional New Town's program
would be greater compactness of development which would
leave land in the interstices between towns for an open
space program serving ecological needs ranging from water
and air purification to watershed, drainage, agricultural
purposes. Compactness of development also makes possible
long sought-after economies in infra-structure installa-
tion.

In the U. S. A. then the objective of New Towns
should not only be to limit the growth of central cities,
but also to organize the expanding metropolitan region to
render the center more readily accessible. The prime objec-
tive then would be to accommodate the nation's urban gains
on an improved basis. Although some relatively isolated,
semiautonomous or economically specialized New Towns might
be built, as in the past, the orientation of the programs
should be centered around metropolitan locations, where the
major population and economic growth is taking place. It
should be emphasized that New Town in this context would be
part of the metropolitan regional fabric: 1its physical lay-
out, transportation complex, and social, economic, and cul-
tural systems. In a rational distribution of a region's
activities, New Towns would complement rather than compete

with the central city through careful regional planning.
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Answers to Those Opposing New Towns

The arguments against New Towns are almost as numer-
ous as the ones for them. Consequently, no comprehensive
coverage will be attempted here. It should be pointed out,
however, that many arguments have similar and somewhat
unjustified roots.

Some planners have argued that the New Towns are
irresistible to the planner because "they offer a fresh
beginning, free from societal messiness and the complexities

nl9 It cannot

of existing structures, utilities, and sites.
be disputed that New Towns offer a fresh beginning, but
today, at least, it must be programed with out-dated and
ill-informed, suspicious local governments. It should also
be pointed out that it is common sense to attack any problem
in the simplest way possible. New Town efforts, at least in
their concepts, have not tried to escape social problems,
but have merely attempted a longer range approach. These
same people argue that urban renewal is in its infancy and
a New Towns program could divert attention from the slum

20

areas of the central cities. It has already been shown

how urban renewal planning and New Town planning could occur

19"Designing Intercity Growth; Harvard's Sixth Urban
Design Conference," Progressive Architecture, August 1962,
pp. 98-109.

20Philip Hammer, "An Antiquarian's View," Planning
1964, pp. 138-43.
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simultaneously. Thus far urban renewal has not been very
successful in "patching up" cities, and generally speaking
it has resulted in "poor people displacement" with the
hidden motive of increasing the tax base. It should also
be emphasized again that New Towns are concerned with the
proper planning of the doubling of urban land by the year
2000. Neither the urban renewal program or any other pro-
gram offers an alternative other than sprawl.

One of the major groups opposing New Town programs
are the big city mayors who see New Town legislation as a
threat and feel that an attractive well-planned New Town
would accelerate the drain of population and employment
from the existing central cities and thus only serve to
compound the already complex problems of these cities.
Unfortunately, they fail to realize that suburban growth is
inevitable, and that New Town proposals merely seck to give
this growth more discipline, efficiency, and amenity.21

A key to New Towns development would be to effectively
focus programs already available in metropolitan areas. For
example, open space and recreation programs; community facil-
ities programs; highway and rapid transit programs; urban
and metropolitan planning assistance; water pollution control,

environmental health, and river basin development programs;

21Chester Rapkin, op. cit., pp. 208-219.
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federal land and facilities policies; home mortgage insur-
ance and credit policies; airport development programs,
etc. Any new federal assistance keyed to specialized
aspects of New Town development, even apart from focusing
already operating programs, would have to be directly
related to need, as well as effectiveness, in accomplishing
the full range of objectives at the local level.

Others that oppose New Towns point out the problems
facing their successful accomplishment. For example, the
problem of achieving short and long term fiscal stability for
New Towns within the constraints of suitable tax rates, high
early costs, and an initially small tax base; the problem of
providing adequate urban services including necessary utili-
ties, schools, public safety, welfare and recreation ser-
vices with the given base; and the problem of introducing a
local government apparatus responsible for providing urban
services representative of public interests in relation to
private interests. All these problems will be discussed in
later chapters, but it is important to point out here that
these problems are now applicable to typical suburban devel-
opments, and New Towns would not alter the nature or extent

of the problems.22

22Robert Gladstone, op. cit., p. 33.
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New Towns as Demonstrations

A New Towns program in the U. S. A. could offer industry
an "urban test tube" in which it could exercise free thought
and ingenuity, free from the shackles of tradition, politi-
cal obstacles, and outmoded special interest municipal
plants. The urban lab could essentially test the coopera-
tion of industry, government, labor, and the newest innova-

tions of our universities. 1In the "Lab," urban problems
could be introduced in small and manageable proportions
under controlled conditions so that the local community
could cope with them effectively. Solutions then would be
developed that could be applied to the more complex pro-
blems of the central cities.23
A New Towns program, in fact, could provide a tre-
mendous stimulus to the kind of research and development
that is needed to solve urban problems. The very scale of
a New Towns program would create markets large enough to
stimulate both private and governmental research in the
hardware of city building. Many so-called New Towns are
already being built by large corporations such as General
Electric, Westinghouse, Goodyear, and Humble Oil. Westing-
house, for example, is now planning a New Town in Florida

for the purpose of experimenting with and developing new

products and systems which New Towns will require, such as

23Wayne Thompson, op. cit., pp. 215-216.
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urban transportation facilities, garbage-disposal equip-
ment, and home appliances.24 By creating their own captive
market, companies feel they will be able to absorb the
immense cost of technical innovation that inhibits many
promising building ideas.25
New Towns then open up exciting new opportunities
to do things differently; opportunities for testing new
types of transit and communications systems; model educa-
tional programs and facilities; new and revolutionary
concepts for replacing or improving traditional municipal
services. Computerized services in police, fire, and health
could possibly extend the prevention philosophy in public
safety so that crime and fires could be reduced to a mini-
mum. By computerizing city hall with connections to homes
and businesses, residents could receive instant information
and many services from the city departments.26 New Towns
can also offer safer environments through well planned cir-
culation systems which separate pedestrian from vehicular
traffic. Because New Town designs generally encourage
people to walk more, people may even become healthier and

more physically fit. One of the principal reasons New Towns

24P. Herrera, "Instant City: Corporate Builders of
New Towns," Fortune, 75, June 1, 1967, 135-8.

25“Up from the Sidewalks," Time, 88:94, September 9, 1966.

26Wayne Thompson, op. cit., p. 216.
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have generated so much interest in recent ycars is that
simpler, more natural living can be reintroduced into our
society. By planning in harmony with nature, it is possible
to create an environment that depends much less on compli-
cated paraphernalia and emphasizes human and natural rela-
tionships.

Essentially then, New Towns have the potential of
becoming accident-free, pollution-free, noise-free, nuisance-
free, and tradition-free communities for everyone. Wayne
Thompson, former president of the International City Managers
Association, has even suggested that the centers of New
Towns might be enclosed with a glass or plastic dome to
provide a weather controlled climate of 70 degrees the year
round, large enough to accommodate the main cultural, recre-
ational, and shopping facilities of the community.

In this chapter New Towns have been discussed in
their purest and most idealized form. It should be made
clear that New Towns are not good simply because they are
New Towns. Today they are faced with many problems. To
name a few, they have to be located properly, designed properly,
financed, engineered, administered, and sold. Above all they
must be part of a program which has as its basic philosophy

the building of better communities for all people.

27Wayne Thompson, op. cit., pp. 216-217.



CHAPTER ITI
U. S. NEW TOWNS: A CRITICAL ANALYSIS

In analyzing past "New Town" development in the
U. S. A., it is important to analyze both the results as to
their implementation of the concept and the systems that
effectuated the project results. It should also be
emphasized that any analysis calls for a rather liberal
application of the "New Town" concept, for it is commonly
agreed that the only completed post World War II New Towns
on the continent are examples of developments associated
with specific industrial operations such as Alcoa in Tennessee,
and have no relevance to the key urbanization issues and
potentials of New Towns today.l The purpose of this chapter
will be to first discuss and summarize some of the results
of past efforts, and then to illustrate the complexity and
difficulty of building true New Towns under our present pri-
vate system of development with a discussion of the major

issues today.

lRobert Gladstone and Stanley Wise, "New Towns Solve
Problems of Urban Growth, Public Management, May 1966, pp.
128-39.
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With the exception of the Greenbelt Towns, New
Town development has been primarily the effort of private
enterprise. Some New Towns have emerged as dramatic and
innovative in concept; others have been no more than the
compounding of the dullest subdivision. Some have been
located after exhaustive analysis to determine the optimum
strategic site within a metropolitan region; other locations
have been based only upon the availability of cheap land
or a fortuitous land holding. Some have almost unlimited
financial resources; others are paying considerably in
excess of 10 per cent interest for the limited funds that
they can secure. Some are marketing a range of housing
prices and types; others are concentrating exclusively
upon single-family detached housing for middle and upper-
income families; and virtually none today are providing
housing opportunity for families of low and moderate incomes,
and yet that has been one of the proclaimed objectives of
almost every New Town. In fact, provision for all economic
classes is a basic characteristic of the New Town definition.
It should also be pointed out that in general, New Towns, as

differentiated from Company Towns of the past, developed to

2Thomas McDade, "New Communities in America: A New
Context for Institutional Innovation," Urban Land, January
1965, p. 6.
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house employees of a particular industry, have failed to
attract adequate industry and employment to effectuate any
significant reduction in commuting. In essence then, New
Towns are generally not New Towns but are in fact well-

planned, medium and high-income, dormitory communities.

Company Towns of the Past

Many early private "New Town" projects in the U. S.A.
fall under the heading of "Boom Towns" and "Company Towns."
These towns generally neglected the interest of the resi-
dents and people in surrounding areas, serving only the
interests of the developers. They were usually poorly planned
housing developments built for a profit and to house the
labor supply for natural resource mining or processing?

Generally the only considerations for their develop-
ment were the availability of cheap land, transportation
access, a natural resource basec and the motivations of a
quick profit. Often there was even a failure to consider
the adequacy of the water supply and sewage disposal and to
reserve land for public uses and services. Temporary housing

used by construction workers often was allowed to remain

3Mariemont, Ohio near Cincinnati, Ohio provides a
well-planned exception. For more information on this town
see A Descriptive and Pictured Story of Mariemont, The
Mariemont Company, 328 Walnut Street, Cincinnati, Ohio, 1925,
63 pages and, Frederic H. Fay, The Development of Mariemont,
Ohio, American Society of Civil Engineers, pp. 1619-1635,
January 1926.
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after development and typically developed into substandard
housing and slums.4 Consequently the residents suffered
many problems of disease, filth, and congestion while the
entrepreneurs got rich and left for new areas promising
profit.

New Ellenton, South Carolina is an excellent
sample of a Boom Town which was built for profit and ne-
glected the comforts of its residents. The economic base
for this development was largely tied to the construction
phase of the H-Bomb plant. Because it developed without
plan and without amenities, facilities, and services, which
would allow it to compete with older established communities,
its opportunity for attracting a balanced and permanent
economic base passed it by quickly.5

Oak Ridge, Tennessee, built to house the cmployees
of an A-Bomb plant, provides a sharp contrast to the devel-
opment of New Ellenton. Its construction began in 1943
and by 1945 was providing housing for 75,000 people. In
spite of its rapid growth, it was very carefully planned to
provide a wide variety of conveniently located community

facilities. 1In fact, it has been given wide recognition

4"New Towns," Architectural Forum, 95, November
1951, pp. 136-143.

5Stuart F. Chapin, "New Town Planning Criteria,"
ASPO Planning 1952, pp. 81-83.
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for its excellent site planning in the hilly terrain.
Some have said tnat "it is the best job of emergency housing
to come out of the war."6
It should also be pointed out that many earlier Boom
developments not only neglected the interests of their re-
sidents, but also failed to recognize the regional impli-
cations of their developments. In many areas these devel-
opments started at a time when zoning ordinances, subdivi-
sion regulations, and an active planning commission were
non-existent. DBecause of the lack of comprehensive planning,
developments often were not and did not have to be coordin-
ated with one another, which often resulted in one develop-
ment negating the interests of the residents of adjacent
developments. For example, in Levittown, New York, a road
planned as a 154 foot throughway bordered by a 20 foot green-
strip on each side was handled as an interior street with
houses fronting on it in an adjacent development.7 In this
case the failure to coordinate plans resulted in unnecessary

noise, dirt, and traffic hazards for the residents of the

adjacent development.

6"Atom City," Architectural Forum, October 1945
pp. 102-116. For additional information on Oak Ridge,
Tennessee see George Sanderson, "America's No. 1 Defense
Community," Progressive Architecture June 1951, pp. 63-84.
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The Greenbelt Towns

The most significant ventures in New Town planning
by the federal government were the three greenbelt towns:
Greenhills near Cincinnati; Greendale near Milwaukee; and
Greenbelt near Washington, D. C. These towns were built
during the depression of the 1930's by the Resettlement
Administration, and were made possible by the Emergency
Relief Appropriation Act and the National Industrial
Recovery Act, botn of 1935. President Roosevelt, by exe-
cutive order in September of that year, established the
Resettlement Administration and prescribed its function in
regard to the Greenbelt Towns. The purposes of the program
as officially stated were:

1. To give useful work to men on unemployment relief.

2. To demonstrate in practice the soundness of planning
and operating towns according to certain garden
city principles.

3. To provide low-rent housing in healthful surround-
ings, both physical and social, for families that
are in the low-income bracket.é
The towns were to be located in areas of high unem-

ployment and with industrial potential, although they were
not originally planned to contain their own industry. Loca-

tion studies, however, had to be cut short because of politi-

cal pressures, and construction of Greenbelt, Maryland, began

8Clarence S. Stein, Toward New Towns for America (New
York: Reinhold, 1957), p. 119.
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early in 1936. All the towns were built on land purchascd
by the federal government for that purpose. Sufficient

land was acquired to assure a permanent greenbelt around

the towns. All planning and construction was done by the
Resettlement Administration, and the towns were administered
by a succession of federal agencies until they were sold to
private organizations.

After the initial appropriations had been spent
(purchase in each case of some thousands of acres of land
and construction in eacnh case of hundreds of homes on only
a small portion of the land, with a school and with shopping-
community facilities) the Resettlement Administration Pro-
gram was abandoned. In 1949 Congress passed Public Law 65
which governed the sale of the towns. Reference was made
in it to the criteria of fair market value based on appraisal
by an independent real estate expert. The only qualitative
requirement in the law was that in the sale, preference was
to be given to non-profit or limited dividend organizations
of veterans or tenants. It should be emphasized that there
was no reference made to the original goals, no restatement
of these goals, and no mention of master planning as condi-

tions of the sale.9

9Albert Mayer, "Greenbelt Towns Revisited," Journal
of Housing (Jan., Feb., March, and April, 1967).
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One of the major factors leading to the sale of the
towns was the conclusion that their continued administration
and maintenance was not palatable with other federal govern-
ment activities. While under governmental regulation the
towns did not have a chance to prove whether the original
high objectives and methods werc valid, or could be cffec-
tuated. A pre-condition for substantial success in any
significant new cffort is explanation, discussion, debate,
conviction, and effective organization of opinion. The
entire program had merely been the subject of heated contro-
versy between those who favored and those who opposed gov-
ernment development of New Towns. Finally after much explor-
ation and negotiation, the Grecnbelt Towns were sold to
private enterprise. Greendale, for example, was sold to
the Milwaukee Community Development Corporation, a corpora-
tion formed by a group of Milwaukce businessmen.

Although all the towns were located in metropolitan
areas, nonc were a part of any metropolitan planning context.
They were not intended to channel urban growth, but to
provide housing for low-income families outside central cities.
Their failure, after private takeover, to attract industry
to any substantial degree has resulted in continued commuting,
but the towns do illustrate the possibilities for design innova-
tion and environmental planning which such a program can accom-

plish.10

lOClifford Wayne Graves, Public New Town Corporations
for California, (Unpublished Masters Thesis, University of
California at Berkeley, 1964) pp. 72-75.
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In 1967 Albert Mayer, one of the original Greenbelt
Town Architect-planners, conducted a series of studies of
the towns to determine problems encountcred by the towns
after they were sold.ll The following discussion summa-
rizes his findings.

In the early yecars of the towns, when land was not
costly, it was cheaper to avoid massive bulldozing and
leveling and compacting, but later after the land had
changed hands several times causing the cost to go up, the
opposite was true. In the later developments internal groves
and slope-sided stream beds either disappeared or were mark-
edly reduced. It should also be pointed out that in later
developments many of the effectuating details of the plan
concepts were never completed, and thus the results were
more partial and haphazard than in the original sections.

In Greenhills, for example, dividing hedges were generally
not planted which resulted in a loss of privacy, the interior
path system was not installed and the interior commons were
blocked off like islands and did not constitute a direct
system of pedestrian communication.

After the housing in the towns were sold, prices were
still moderate, but there was no limitation on prices of

resales and re-resales. The underdeveloped land was also

11Albert Mayer, "Greenbelt Towns Revisited," op. cit.
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sold off fairly cheap, but again there was no limitation
on resale. Thus the objective of the Greenbelt Towns to
serve low-income families at low rentals was abandoned.
Even though the original housing units were quite modest,
prices rose rapidly, due to speculative buying. This was
the case even in Greenbelt where much of the housing owner-
ship was by cooperative. Today the original units are
occupied by medium to nigh-income families rather than the
originally intended low-income. The case is even more
extreme with the privately developed housing built after
the takeover by the private developers. 1In 1966 detached
houses ranged from $15,000 to $60,000 and $70,000.12
It has already been pointed out that industry and
office employment are essential for balanced New Towns; to
enhance the tax base; to make jobs available and to minimize
commuting; and to crecate a stimulating and useful social-
economic mix. It has also been pointed out that the Green-
belt Towns were sited in metropolitan areas that were found
to have high employment growth potential, so that jobs would
be available. The facts today are, however, that none of
the towns have succeeded, despite efforts since private take-
over, in attracting any appreciable amount of industry, or
in producing a minimum commutation situation significantly

different from that of a normal suburb.

121pia., (April), p. 152.
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In the case of Greenbelt, the original maximum
income limits set for eligibility by the government in
order to be accepted in the town were considerably below
the incomes of those working at the big agricultural exper-
iment center in Beltsville. Consequently, practically no
residents worked there. In later years 1000 units of
defense housing were built, but no one was admitted that
did not work in the defense industry, a considerable dis-
tance away. In the case of Greendale, the private develop-
ment corporation made a serious effort to attract research
and other industry. The fact is, however, that a 1960
report on economic and ecologic base notes that 95 per
cent of working residents of Greendale work outside.

A conclusion can be drawn from this experience; in
an unrestricted private market low income families will be
crowded out even if they are the early occupants due to
special conditions and provisions, unless there is an initial
low-income, low-rental supply of substantial quantity, and
a strong mechanism for maintaining it. 1In the case of the
Greenbelt Towns, many of the low-income residents could not
afford the extra costs of commuting and were forced to move

closer to their place of employment.13

13Clarence S. Stein, op. cit., p. 131.
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It should also be pointed out that Greenbelt has
been multi-sected by major highways that did not exist when
the land was originally purchased and developed. The Balti-
more-Washington Parkway disccted the southeast corner in
1954, and in 1958 a controlled access arterial highway cut
off a chunk of the southwest, where a number of large resi-
dential developments have taken place. As of 1966 there
was no underpass or overpass to connect these two amputated
parts, and it is quite a long detour to get from one side
of the town to the other. Similar bisections by major highways
have occurred at Greendale and Greenhills.14 Obviously the
highway systems nave more or less disregarded the cffects
on the towns, and it should be clear that site selections
did not and could not have anticipated these occurrences.

It is absurd for major conflicts to happen in any rational
system of inter-consultation, but such a system which is
badly needed has not becn developed.

With respect to shopping and entertainment facilities,
the Greenbelt Towns have not developed to the extent antici-
pated. During the period between 1937 and 1948, the commer-
cial centers were essential as they were well patronized
for shopping and along with the school were the focus of

social and civic life. Their success in that period was

l4A1bert Mayer, op. cit., pp. 152-154.
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attributed to the fact that many pcople did not have cars
during the depression and gasoline rationing during World
War 1I prevented long shopping trips. In the late 1940's,
however, the development of large regional shopping centers,
accompanied by rising car ownership, had a significant
effect on the towns. Today oniy convenience shopoving con-
tinues to thrive in the local centers in the towns. Movie
theaters too are doing poorly, and there has been very
little increase in the size of the centers to meet the needs
of the expanded population. It now appears unlikely that

a single large-scale versatile town center will ever be
developed in any of the towns in view of the competition of
the already developed regional centers ncar each of the
towns. Greendale, for example, has four regional centers

15 It should also be

within a 10-15 minute drive of it.
pointed out that the original low-cost barrack-like row
housing near the town centers has been a deterrent to change.
External elements then have resulted in a substan-
tial lessening of internal civic and large-scale social
entity and identification which in turn have mitigated
against a goal of relative self-sufficiency and possibly

civic wholeness. This experience then suggests that New

Towns of the future will have to be built considerably

151bid., pp. 154-156.
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larger than even the potentially largest of the Greenbelts,
to eliminate competition with regional centers by their

own internal centers and large enough to contain and support
cultural and educational facilities of significance.

On the question of racial integration not much
information is available with respect to the Greenbelt Towns.
In actuality Negro families have moved into the towns with-
out incident, but each of them only contains a very small
percentage of non-whites. As of 1966 no fair housing
committee and/or ordinances had been passed nor was any
official action felt to be needed.l6

It was mentioned earlier that Public Law 65 directing
divestment of governmental control of the Greenbelt Towns
included no requirements as to future development or master
planning. The Public Housing Administration however did
have master plans drawn up to guide private developcrs on
the transfer of the towns. These plans were drawn up by
those who had done the original planning. It should be
emphasized, however, that in no case were these master plans
fully followed, as far as the spirit and quality of planning
was concerned. For example, as illustrated earlier, later
subdivisions lacked the character of the original develop-

ment including their sensitivity to terrain and nature.17

161pid., p. 160.

171bid., (Feb. - March), pp. 82-83.
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In summary then it should be emphasized that the
Greenbelt Towns have not made a positive contribution to
the important problem of attracting industry and other
employment, whether to minimize commuting, or to help bring
down the tax rate, or to bring about a more favorable social-
economic mix. It should also be emphasized that much of the
potential of the Greenbelt Towns was truncated initially
by lack of follow-up funds to enable them to expand to any
significant degrece beyond the original semi-self-contained
fragments, to fructify the original thinking and purposes.
After complete divestment of governmental control, the towns
never really had a chance to prove out their purposes. Their
private development generally represented a subdivision

operation, unaffected by the original planning concepts.18

Park Forest Illinois

Park Forest, Illinois is another example of a New
Town project that resulted in basically the decveclopment of
a high income dormitory type community. Its private con-
struction began in 1947 on a site approximately 30 minutes
from the Chicago Loop. The unstratified population has
exhibited a very high turnover, 50 per cent having moved

between 1957 and 1960. In its early years, it contained no

181pia., (April), p. 160.
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Negro residents and as late as 1964, it only housed ten
Negro families in dispersed locations. Because of the
high population turnover the town has becn deprived of stable
leadership.19
Typical of past New Towns, Park Forest too has
failed to attract any significant amount of industry. Of
the 430 acres originally planned for industry, only 126
acres remain zoned for that purpose today, and they still
are essentially undeveloped.20
One of the important problems facing Park Forest was
the quality of the dedicated utilities installed by the
developers. Because the developers had chosen to utilize
public dedication agreements rather than to post performance
bonds, Park Forest developed quickly, but the quality of
utility construction was sometimes low and the correction
of defects tended to be postponed for a variety of reasons
usually involving construction priorities. Other developb-
ment problems resulted because of conflict of interests be-
tween the private developer and the residents. This was due
in part to the mutual distrust between the developer and

planning minded citizens.21 (This type of broblem will be

discussed in more depth later with respect to other projects.)

19Robert A. Dinerstein, "Problems in the Development
of Park Forest, Illinois," Planning 1964, opp. 143-150.

20

Ibid., p. 144.

211yi4., p. 145.
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Despite the problems of Park Forest, it is considered
to be an attractive and successful community, because it
has high standards for its schools and municipal services,
and because it has developed from a basically sound plan.22
It should be emphasized, however, that it is not really a

New Town becausc it lacks industry and employment and does

not have a heterogenous population.

Current New Town Efforts

Presently there are numerous New Town projects under
construction throughout the U. S. A. Examples are Columbia,
Maryland; Reston, Virginia; Clear Lake City, Texas; Irvine,
California; Eldorado Hills, California; Litchfield Park,
Arizona; Lake Havasu City, Arizona, and many more. Although
the character of many of these developments is not yet
established in detail, they all generally appcar to be sizable
in terms of area and population objectives, and multipurpose
in land use. It should be pointed out, however, that most
of these so called "New Towns" are nothing more than large-
scale planned unit residential developments rather than "New
Towns" with industry, greenbelts, and a heterogeneous

population.

22Ibid., pp. 149-150. For more information scc
Philip Klutznik, "Park Forest, Illinois," Architectural
Record, May 1951, pp. 94-110. Also Jack Miltzer, "Admin-
istrative Problems of New Towns," Planning 1952, pp. 71-81.
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Before continuing it should e pointed out tnat
altnough many New Towns have been designed basically for
vurposes of housing market speculation, some developers,
James Rouse and Robert Simon, for example, arce also azdi-
cated social planners. Mr. Route consulted for more than
a year with 60 of the country's outstanding social planncrs
before bringing some of tnem together to formulate tihce
sociological concepts of Columbia, Maryland.23 Robert
Simon, tne initial devecloped of Reston, Virginia, has
also been concerned witn tae social structure of his New
Town. lils specific efforts in this regard, nowever, were
not as formalized as those of James Rouse as he did not
create a work group nor did he make grecat use of outside
consultants to provide ideas about the possible institu-
tions of Reston. Mr. Simon did make a greater commitment
to social planning than uid tne California developers, in
fact he nired a full-time social planning director.2
"In its industrial program, its recrcation facilities, and
its social planning, Reston represcnts a less ambitious

break with the suburban past than docs Columbia . . ."25

23"New Towns: Are Tney Just Oversized Subdivisions---
Wwitn Oversized Problems?" llouse and liome, Junc 1966.

24Edward P. Eicnler, The Community Builders,
University of California, Berkeley, 1967, p. 82.

25

Ibid., p. 85.
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Both Reston and Columbia have been the exception rather
than tne rule as far as planning effort is concerned.

Recently the U. S. Department of Agriculture
conducted a survey of New Towns, planned communities, and
other large developments started betwecen 1945 and 1967.

The survey showed that new developments arc often built
without benefit of an adequatc comprchensive plan and tnat
too frequently little considcration is given to the geology,
topography, and soils of the site chosen for the develop-
ment. This results in construction that is difficult, dan-
gerous, or excessively expensive. The survey also pointed
out tnat typically, insufficient cffort is made by the
developer to preserve thc best aspects of the surrounding
landscape, and that only limited consideration is generally
given to tihe economic social impact of the new settlement
on the surrounding area.

The survey went on to point out that monotony pecr-
vaded many new dcveclopments as a result of poor site planning
and mediocre uesign, arcnitecture, and landscaping. Many of
the settlements also tend to be deficient in open space and
their outdoor recreation facilities are often poorly located

and designed. Some lack such basic community facilities and

26Murial I. Allen, New Communities: Challenge for
Today, AIP Background Paper No. 2, October 1968, p. 7.
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services as adequate water supply, central water distri-
bution and sewage disposal systems, trash collection, side-
walks, fire and police protection, and libraries. The
report also empnasized that the range of housing types in
the developments is very narrow; single family, middle home
predominating with a generally very narrow spread in
housing cost or rents. 1In some of the projects low income
nousing nas been planned, but nhas not yct becn built.27
Of course many of these deficiencies are not unigque to
New Towns, as they are prevalent in many smaller cities out-
side metropolitan areas, nowecver, New Towns gencrally inave
as onc of their prime objcctives an improvement in living
conditions.

It should be emphasized that today few New Towns
meet the planning standard innerent in the concept; a commun-
ity that offers both employment and the best in urban and
suburban living to people of all economic levels. Robert
Weaver has made statements to the cffect that New Towns
represent fcasiblc examples of an extremely attractive life
style for the middle and upper-income family, but ne adds
the broad base of our economic pyramid, more than a third of

the total population is gencrally excludcd.28 It should

271pid.

28R.obert C. Weaver, "sdcyond the Urban Fringe," AIA
Journal (September 1965), p. 76.
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be understood however, that it is this element which oper-
ates our industrial and commercial facilities and supplies
the manpower for numerous local services incluaing janitor-
ial, domestic, retail, and maintcnance. For New Towns
whicn are remote from concentrations of tihis labor group,
the lack of such workcrs can be inconvenient and uncconomic.

The idea behind New Towns must be to create an
economically and socially integrated community, not a single-
class glorified suburb or a thin-social-economic-stratum
town like those that have thus far developed; that is if
they are to help solve social as well as physical planning
problems. Private developers try to avoid accusations of
segregation and discrimination by accommodating only a very
small sprinkling of minority and low-income families. Unless
a special effort is made to interest them, minority families
will not apply in scrious numbers, for rcasons of diffi-
dence, nabit, and inadcquate income. Today, in most New
Towns, without subsidized public housing the income range
of those that can be accommodated is pretty narrow, even
with the federal rent supplement programs for disadvantaged
persons.29

James Selonick affiliated with Reston has said:

Our best opportunity for low-cost housing is in the
rental field, where various federal programs arc

29Albert Mayer, The Urgent Future (New York: McGraw-
Hill, 1967), p. 84.
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available to us. We are preparcd to construct a

building under Section 221(d)3 as soon as a suffi-

cient number of qualified workers, or prospcctive

workers from our industrial commercial areas indicatce

the need for such accommodation. We have said that

we will provide housing for anyone who wogks at Reston

and we intend to fulfill that commitment.>9
These quotes scem to place the responsipbility for low income
housing on tine people. It sccms that New Town development
is confronted with the "chicken and the cgg problem" and
is linked with industrial attraction. It should also be
pointed out that when New Towns are successful in attracting
industry, it is generally the "clean-type" employing middle
and high income families. (This problem will be discussed
in more depth later.)

In planning for New Towns, Robert Weaver has suggested

threec alternatives:

1) Plan for everyonc in New Towns,

2) occasion the development of unplanned snack towns
nearby which will soon evolve into rural slums, or

3) depend upon commuters to suopply these labor
requirements, with consequent high incidence of 31
absenteeism and upward pressures on labor costs.

Lacking a reasonably full economic cross section will of

course, also prevent New Towns from making a serious contri-

bution to diminutions of traffic and commuter miles. With

30Robert Gladstone, "New Towns Role in Urban Growth
Explored," Journal of Housing (January 1966), pp. 29-36.

31Robert Weaver, op. cit., b. 76.
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industry massively moving out of the ccntral city to get
more land for elbow room and one-story assecmbly lines,
with private builders creating new middle and upper class
New Towns, and with more office buildings in the central
city for prestige and other semi-compelling reasons the
two-directional commuting will continue to rise and will
create new traffic peaks. The Levittowns and Park Forest

are good examples.32

Critique of Private Development of New Towns

Obviously many more examples could be cited, but at
this point it would be more beneficial to begin looking
at the why(s) behind the results achieved by New Town efforts.
This is a very complex subject and involves the problems of
private enterprise as well as town planning.

First of all it should be pointed out that private
developers are eager to build and sell houses quickly at
a profit. Also the private enterprisc system today is
basically not socially, administratively, motivationally,
or financially in a position to make a paramount and realis-
tic commitment to a well-integrated New Town on any large
scale. Because New Town developers do generally own a great

deal of land, the value of which they are trying to raise,

32Albert Mayer, op. cit., pp. 84-86.
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they are not really intercsted in attracting hecavy industry
or low-income residents, in the early years of development,33
and later their attraction, as it will be shown, becomes
much more difficult.

It should also be understood that in the building
and development industry, the bromoter-builder himself
generally has only a minimum of investment, and it is only
catalytic and temporary if he guesses right. It is he who
calls the shots and chooses the location, while the lender
or mortgage holder, the insurance company, bank or loan
association, is very mucn the major and permanent but
guite passive investor. The developer's small and temporary
investment is often rcduced to zero when the houses are sold,
although he may own more land or sell on contract to other
developers. This temporary interest of the original developer
and of those who succeed him as short-term owners, establishes
a poor attitude, as far as a real sense of responsibility or
commitment goes, toward property that greatly affects the
lives and activities of the people who occupy it.34 The
point is that the developer's attitudes and practices are
all part of a system essentially not geared to optimum devel-

opment and maximum long-run civic, economic, and social

33Edward P. Eichler, op. cit., p. 100.

34Albert Mayer, op. cit., pp. 54-55.
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value. If the U. S. A. is to ever establish a rational
urban civilization, speculative developers cannot continue
to dominate the scene. Even dedicated developers like
James Rouse have not been very successful in accomplishing
social objectives in the present private enterprise system.
Columbia, for example, thus far has not achicved the balance
that it has sought between low and high income and even
Rouse now anticipates a median income of $9,200 very much
higher than the median income of the Washington area.35

Profit in New Town development is not bad. Finan-
cial success is important to the developer not only for
obvious reasons or because such success is a source of
esteem, but also so tnat initial New Towns will serve as
models for future endeavors. 1In fact, the aim of many New
Town builders has been to prove that the profit motive can
be harnessed to correct deficiencies exposed by critics of
conventional urban development. It is a fact however, that
no matter how good the intentions of a developer, when social
objectives conflict with those of profit, the profit objec-
tives win out in every case. This is the way it is and must
be in our competitive free-enterprise system. Profit is
not just an objective, it is a must!

The complexities of New Town development and risk

factors should not be underestimated. Problems of allowing

351pid., p. 84.
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for building costs, house sale prices, rents, financing
terms, and property and income tax levels have presented
increasingly complex problems of analysis for the large-
scale developer. The dimensions in land development are
magnified for the New Town developer, since he must plan
for many years into the future' and be prepared to assume
the costs of heavy financing over an uncertain time period.
Profits are high in land and community development when
rates of absorption are high, land prices are rising,
holding periods are relatively short, and when long-term
financing commitments can be secured at favorable terms.
Rising interest rates, reduced levels of market absorption,
and competition from increasing supplies of developed land,
however, can cause a marked shift in profit potentialities
and risks in land development.36
The characteristics of the housing industry also
helps to explain the lack of social-economic balance in New
Towns today. For example, many New Towns arc built by a
multitude of small volume builders. This factor combined
with the immobile craft unions, the short work year and the
attempt to compensate by constantly raising hourly wages,
drives the cost of housing out of the low-income bracket, good

intentions or not. Presently in the U. S. A. there are

36Paul F. Wendt, "Large-Scale Community Development,"
Journal of Finance (May 1967), pp. 220-239.
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approximately 25,000 relatively small building contractors,
none of which are in a position to conduct meaningful

37 This too has sig-

research or exercise real leadership.
nificantly contributed to a steady rise in building costs and
the continuing shortage of low and moderate income familics.
To really understand and analyze the problems facing
New Town development, it is necessary to discuss the inter-
related problems of private development in depth including
problems of land assembly and location, marketing and sales,

financing, industrial attraction and employment base, and

government.

Location and Land Assembly Problems

Thus far in the U. S. A. the locations of privately
developed New Towns have primarily been determined by the
availability of large tracts of cheap land. Obviously, the
location of a New Town development has a great cffect upon
its overall success. As Barbara Ward has said:

Cities are organic things, requiring a strongly
nourished economic and social life and to pick
sites at random without thought for the veins and

arteries of the larger body politic can increase

costs and create wholly unsatisfactory communities.38

37Albert Mayer, op. cit., p. 65.

38Barbara Ward, "United Nations Symposium on the
Planning and Development of New Towns," Ekistics November
1964, pp. 280-281.
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It is a fact that almost every New Town developer has had
to go well beyond established areas of development to find
the right combination of land and price. This makes it
tough to lure buyers, and it also creates many physical
problems in land development. Few far out areas have either
the roads or the utilities required by a New Town, cven in
its early stages. When New Town developers jump ahcad of
road construction to find low-cost land another problem

is often created; that is--Who extends the roads to the
New Town site, the state or the developer. Both have been
tried, and both have proved costly.

Allan Lindsey, developer of El1 Dorado Hills, spent
more than $1 million to build a divided four lane road to
link the project to a freeway five miles away. Reston is
another example of the bizarre lack of access roads. A
four lane highway runs right down the middle of Reston, but
no one can get on or off. The highway links Dulles Inter-
national Airport with downtown Washington, D. C., and it
is used almost exclusively by government officials and
foreign dignitaries. Robert Simon, the developer, has
asked the Federal Aviation Agency to provide access for
Reston, but no action is expected. Meanwhile, visitors to
Reston must drive the last seven miles along a two-lane

country road.39

39"New Towns: Are They Just Oversized Subdivisions--
With Oversized Problems?", House and Home, June 1966.
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It is also important to point out that presently
there are no regulations on New Town location in the U. S. A.
New Towns can be built anywhere the land can be acquired
providing they do not violate local zoning and subdivision
regulations. The New Communities Act of 1968 does establish
an incentive program for regulating New Town location but the
legislation has purposely been left very general, and it is
debatable what effect, if any, that it will have on the pro-

40 The reason for saying this 1is

per location of New Towns.
the present magnitude of the program. The principal amount
of guaranteed federal obligations outstanding at any one
time can not exceed $50 million per project and the total
program has a ceiling of only $250 million. This, it should
be understood, is a drop in the bucket in comparison to the
costs of the average New Town. It is questionable if this
legislation will effect the well-organized developer at all.
It should also be pointed out that the competition and total
demand for H.U.D. grants will probably greatly excced the
allotment of the program and could thus possibly tend to
discourage future applications.

In sharp contrast to U. S. A. New Town development,

British New Towns are highly regulated by the central

404.u.p. circular 6270.1, Initial Policies and
Procedures, New Communities Act of 1968, November 19,
1968, pp. 1-18.
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government. The selection and designation of sites for

New Towns is a matter which Parliament has chosen to leave
largely in the hands of the Ministry of Housing and Local
Government. Because tne British New Towns Act is silent
regarding the criteria to be considered in weighing possible
sites, the site selection process is largely ad hoc. The
Minister is given broad discretion to make a Designation
Order which for practical purposes is unreviewable, subject
only to the qualification that he follow procedural reguire-
ments and be satisfied that the designation is in the national
interest.

In Britain the actual initiative in proposing sites
may be exercised by either Ministry officials or local
authorities who desire the location of a New Town in their
area. During the early stages of site consideration, an
attempt is made to prevent land speculation by keeping the
discussion primarily within the Ministry, but quiet consul-
tations are sometimes carried out with local residents in
an attempt to maintain tranquility. When a sitc recommenda-
tion has sufficiently crystallized, it is submitted to the
Chief Planner of the Ministry, who has the major responsibility
for evaluating proposals and making recommendations for
final selection. This evaluation is based on criteria devel-
oped within the Ministry. It should also be pointed out

that land may be selected irrespective of its unsuitability
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for development if its utilization will preserve for agri-
cultural purposes other more suitable land.4l

While the U. S. A. can be criticized for its fail-
ure to select New Town sites, the British system can be
criticized for its very strong powers. The Minister is
only required to be satisfied that the site is expedient
in the national interest, a highly subjective decision. lle
cannot even be called upon to justify his decision in a
court on the basis that the evidence was insufficient. One
of the few limitations of the Minister's designation power
is that he must consult the local authorities concerned;
however, even this limitation is slight since he can decide
which local authorities must be consulted.42 In spite of
the strong powers of the Britisﬁ system, it is doubtful if
they are often abused as the British New Towns have been
widely acclaimed for their success. The British system also
lends itself to better coordination of planning efforts in-
cluding that of transportation planning.

Closely linked with New Town location problems in

the U. S. A. are problems of land acquisition. New Town de-

velopers are faced with the problem of acquiring thousands

41John R. McFarland, "The Administration of the
English New Towns Program," Washington University Law
Quarterly, February 1965, pp. 20-26.

42

Ibid., pp. 23-24.
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of acres, sometimes from hundreds of owners, at a "rca-
sonable price." If the word gets out that land is being
acquired for a New Town, the price may skyrocket to the
extent that the project bccomes impractical. For this
reason land acquisition plans have to be kept top secrct
and conducted by many real cstate men and attorneys that
often do not know for whom they are working. In some cases
an individual will not sell his land at any price and the
project begins to resemble "swiss cheese." The problem can
be focused around the fact that private developers have no
power of eminent domain to acquire tracts of land essential
to project success. Until all the necessary land is acquired,
the developer cannot even be sure that the project is possible.
In many metropolitan areas, adequate sites in the proper
places could only be acquired through powers of eminent domain.
This then explains some of the inadeguacies of past New
Town locations and their subsequent disection by highways and
freeways.

Again in sharp contrast, the British have developed
a rather unique framework for land acquisition. (This frame-
work is quite detailed and will only be summarized here.)
First it should be understood that in Britain the grcat por-
tion of development is carried out by the public development
corporation. This corporation has the authority to acquire

land within and adjacent to the New Town and other land
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needed for the provision of scrvices whether the develop-
ment or redevelopment of the land is intended.

Generally land is acquired in any of three ways.
(1) In the past the majority of land has been acquired by
agreement. To acquire land by agreecment the corporation
must simply obtain the Minister's approval and comply
with policy statements which limit the length of time in
advance of its proposed use, that land may be acquired.43

(2) When land must be acguired compulsorily, it
is acquired through a compulsory purchase procedure estab-
lished by law. This consists of authorizing the purchase
by means of a Compulsory Purchase Order, obtaining possession
and title through service of a "notice to trcat" and assessing
compensation. Much of this procedure is similar to that of
the U. S. A. for authorized uses of eminent domain. Of par-
ticular interest nowever is the procedure for assessing
compensation. When the amount of compensation cannot be
agreed upon after service of notice to treat, assessment of
compensation is made in an administrative proceeding before
the Lands Tribunal. Compensation is based on "market value"
or the amount the land would bring if sold in the open mar-
ket by a willing seller, but in certain cases it may be based

on the cost of equivalent reinstatement. In either case

31pid., p. 34.
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there are certain factors which may not be considered in
assessing compensation.
First,no allowance can be made for the fact that
the acquisition was compulsory. Second, the land's
suitability for a particular use cannot be considered
if the land could only be put to that pursuant to
statutory powers or if there would be no market value
for that use apart from the special nceds of a parti-
cular purchaser or of an authority possessing compul-
sory purchases powers. Finally, appreciation in
value due to any usec which is illegal or contrary to
the public health must be disregarded.
This system greatly curbs land speculation and thus prevents
another problem faced in the U. S. A.

(3) The third means of acquiring land is by Inverse
Condemnation. In this case a landowner whose land is located
within the designated New Town area may compel the develop-
ment corporation to purchase his land if seven years have
passed since the making of the Designation Order, and if
the owner has served the corporation with written notice of
his desire to sell. The corporation is deemed to have bcen
authorized to acquire the tract on the date the owner makes
his desire known. Although this provision was to protect

those living on the site at the time of designation, it applies

to anyone holding the land at the end of the seven year veriod.

441pid., pp. 34-42.

45Ibid., p. 43. Time does not permit a discussion of
all the implications of British New Town Policy, nor is it
the purpose of this thesis to do so. British policies are
being included here, however, to provide a framework for
more "in-depth studies" in seeking improvement in the U. S.
A. New Town policy.

45
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U. S. A. New Town Markecting and Sales Problens

Th> marketing and salcs problems confronted in the
planning and developing of a New Town are like other pro-
blems; very complex and interrclated with factors that
under the present system of development are not subject to
control. The most obvious of these is the effect of loca-
tion on sales. Many New Town developcrs have tended to over-
look the remotcness of their sites uﬁder the assumption
that their open-space planning and other amenities would
bring buyers out from the suburbs, but experience has
shown that remoteness often robs them of far more sales than
amenities can attract.46

Another marketing problem of New Town development is
simply trying to "guess" the market. Of course this problem
is encountered in any type of housing development, but the
results are much more critical at the New Town scale and
many mistakes have been made. For example, Robert Simon,
developer of Reston, in the first ycars gave nis architects
too much freedom and they ignored the realities of the housing
market. This resulted in (1) too many differcnt floor
plans which proved hignly inefficient to construct, (2)
the use of non-standard building materials adding more cxX-

pense and complications, and (3) the utilization of many

46uNew Towns: . . . ", House and liome, op. cit., pp.

94-95.



modern designs which exceeded their demand. E1 Dorado
Hills, a New Town outside of Sacramento, California, pro-
vides another example. Soon after it began sales, the
market collapsed when a nearby corporation laid off 10,000
workers. Much of its market projections had been based

on this one industry. 1In the case of Clear Lake City, 25
miles from Houston, the developer built California-style
homes, and soon discovered that the market demanded Houston
style homes. This same developer failed to heed buyer-
preference studies which resulted in constructing costly
recreational facilities for which there was little demand.47
To date few market studies have proven very reliable, and
New Towns, it should be emphasized, greatly increase the
risks involved.

Some developers feel that under the present system,
the cost of financing outweighs the realities of the market
place. A developer's cash flow situation demands a big and
increasing volume of sales right from the beginning, but the
far-out location of the New Town often isolates buyers from
shops and schools and makes sales very difficult particularly
in the early months. Sales problems are further complicated
by the fact that homes are generally built prior to working

places. Many times developers are forced to push sales at

471pida., p. 100.
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a loss to attract the first buyers. 1In a three-case
study, it was found that the sales volume fell far short
of early cash-flow requirements. At El Dorado Hills, the
developers projected 400 house sales the first year but
sold only 120 even after drastically cutting profits. To-
tal sales in the first three years was 380, 20 short of
the first year's projection. In May of 1966, Robert Simon
of Reston sold 25 of the 350 townhouses projected for that
year. At Clear Lake City, early market studies predicted
sales of 1,200 houses a year, but it in fact had sold only
625 houses in the first three years.48

The problem of New Town building is that no one can
predict with any accuracy what the housing market will be
like five to ten years in advance. New Towns, however,
require market projections more accurate and reliable than
it has presently been possible to develop, for the financial
success of such a venture depends on steady sales. Interest
rates and other costs continue regardless of sales.

In the U. S. A., New Towns are exponents of private
enterprise and are free of governmental control. This highly
prized freedom however, deprives them of the power of the
state to induce industrial development, thereby manipulating

residential location. In Great Britain the situation is much

4815i4., p. 100.
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different, although the government does suffer from a
duality of purpose with respect to industrial development.
On the one hand the British government seeks to curtail
the growth of employment in certain regions and to encourage
it in others. On the other hand, it also seeks to develop
New Towns, the development of which requires an adequate
intake of industrial employment. Many of the New Towns are
however in regions in which policy frowns on industrial
growth.49

It has already been pointed out, that New Towns are
constantly criticized for their failure to provide suffi-
cient quantities of low-income housing. Again developers
find themselves in a serious dilemma, for many developers
have concluded that the market for low-priced homes is not
big enough to support a New Town and that the few such homes
that could be sold might severely decrease total sales.50
The problem is further complicated by the fact that in pro-
viding for the social, cultural, and recreational facilities

and services designed to speed sales, costs go up so that it

becomes very difficult to provide low-income homes, even

49William Hart, Special Issue of Town and Country
Planning on New Towns, January-February 1968, pp. 33-35.

50

Edward P. Eichler, op. cit., p. 173.
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if there is definite commitment.51 Dr. Wallace Smith main-

tains that one cannot analyze the housing market merely by
asking what percentage of the new housing serves families

of a given income, because of the shifting of the housing
stocks from high income new units in time to low income units.
Builders no longer can compete ‘with used houses on the

bases of price but must offer more space or quality.52 This
too then helps explain why New Towns have been accommodating
only higher income families.

The problem is further complicated by high-income
families seeking the prestige locations of the high priced
homes in New Towns as a guarantee against the introduction
of lower income and minority groups close to their homes
and immediate surroundings. These families, as it will
be shown later, are a real threat to the success and future
of a New Town project, as they often try to incorporate the
Town and vote to stop future development, taking the power
of control out of the hands of the developer. For example,
in Foster City, a New Town project near San Francisco, 69 per
cent of the residents indicated they would oppose a neighbor-
hood of $20,000 homes even if it were separated from other

neighborhoods by a lagoon and a row of apartments. To many

>l1pid., p. 104.

>21pid., pp. 107-108.
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buyers then, "planning" essentially means conditions or
actions which minimize the risks that might threaten their
social image and their monetary investment.53 In summary
then, residents of New Town projects often prevent the
development of a true New Town with a social-economic popu-
lation mix.

Efforts to develop a true New Town nevertheless
continue. Profit projections for Columbia demand the tapping
of relatively low income markets ($12,000 to $16,000 homes)
as well as the middle and upper income buyers. James Rouse,
recognizing the market dangers of mixing, intends to offer
vastly different price ranges in different locations at the
same time.54 Exactly what will happen at Columbia remains
to be seen, as it is still too early to tell what conse-

quences social-economic mixing will have in the U. S. A., or

if the objective will in fact be implemented.

Problems of Industrial Attraction

Another major problem facing New Town developers, and
one of the most difficult is the attraction of industry. For
a New Town to really be balanced and thus be different from
suburban developments, it must have an industrial employment

base. Thus far industrial attraction has been one of the

531pid., p. 116-117.

>41pid., p. 126.
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greatest failings of New Towns not sponsored by an industry,
as has been illustrated by the Greenbelt Towns and Park
Forest, Illinois.

Industry and office employment are essential for
New Towns to enhance the tax base; to make jobs available
and minimize commuting; and to create a stimulating and
useful social-economic mix. Industry then is the corner-
stone of the New Town concept. It represents both land
profits and a potential source of buyers and renters.

One difficulty in its attraction is that there is
no particular leverage available to developers to attract
industry in the early years. Another is that characteris-
tically open-planned industry cannot compete for land at
the prices privately produced houses can command. Albert
Mayer, a well known New Town planner has said "As long as
land is a freely disposable private commodity and specula-
tive profit is a basic factor, large-scale logically related
development is not going to take place, though the volume may
prove large."55

Industry is interested in locating close to where
people are already living, and generally prefer unincorpor-
ated areas, where taxes are lower and the school tax problem

is less acute. Industries also often demand available

55Albert Mayer, op. cit., p. 86.
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railroad siding and satisfactory road connections, which
are not always available in the early years of a New Town
development.56
In order to persuade industry to move into a New Town
which is just getting started, concessions generally have
to be made at the expense of profits. If a developer does
not make concessions, chances are his competitors will, and
he will suffer the consequences. For example, at Clear Lake
City, General Electric agreed to occupy a new building if
the ceiling were raised about a foot to accommodate some
special equipment. The developers refused, but the developers
of Nassau Bay, an adjacent community, accepted the deal.
Consequently the resultant revenue got Nassau Bay off to
a fast start, and it quickly became a rugged competitor to
Clear Lake City for both industry and homebuyers.57
As might be expected, the concessions that must be
made increase in proportion with the size and prestige of
the company being sought. For this reason big employers are
often looked at with mixed emotions by developers. William
Finley, Vice President of Columbia, has pointed out three

dangers in accepting a large industry in the early years:

(1) the New Town may take on the look of a Company Town;

56Albert Mayer, "Greenbelt Towns Revisited," op.
Cit., ppo 156-1570

57
PP. 95-96.

"New Towns: . . . ", House and Home, op. cit.,
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(2) extra roads and utilities generally have to be built
to accommodate it; and (3) a big company can drive such a
hard bargain for a large site that the developer could lose
money on the deal, even in the long run. Consequently
developers are generally very selective about the type of
industry accepted, particularly in the town's early stages.
Some New Towns have such stiff density requirements (number
of employees per square foot of building), that they tend
to ban anything but high-paying "think factories." At
Reston, a few of Simons' aides have discouraged assembly
plants because few workers could afford to buy houses in
Reston's price range. (Earlier it was pointed out that
Reston planned to provide homes for anyone that worked there.
By not providing low-income type employment, then, Reston is
actually banning residential development for the lower social-
economic classes.) Reston developers have also been wary of
factories that would bring heavy truck traffic into the town.58
Because New Towns have been so selective in choosing
and attracting industry, they have raised the concerns of
many city officials of the nearby metropolitan areas, and
thus have raised considerable opposition to New Town devel-
opment. In the eyes of these officials, their concerns are
somewhat justified. They do not want their cities to degen-
erate into settlements of low-income people with the dirtiest

and most undesirable industry. As long as this continues

581pid., p. 95.
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New Towns will not and cannot become socially and economi-
cally integrated communities to any great degree. New

Towns must accept their share of society's low-income and
minority groups, if they are to benefit the public interest
and ease social tensions. This means that they must attract
industry and employment for all. The problem then becomes
one of implementation. How can New Towns attract all types
of industries and social-economic groups of people and still
optimize residential sales? This dilemma is still far from
solved.

Some New Town developers have tried to rely on the
expansion of nearby industry to provide homebuyers for the
first few years. This method however has proven quite risky.
Clear Lake City provides an example. Its developers tried
to rely on the employment of a nearby Manned Spacecraft Cen-
ter which was expected to expand enormously. It turned out
however the Center was delayed a year and employees began
working in temporary quarters in Houston, many of which
settled there. When the Spacecraft Center did move to its
site near Clear Lake City, a confidential communique was
circulated, according to reliable sources, that warned
employees not to buy homes because they might be transferred
again soon. It is also interesting to note that because the
first astronauts bought homes in neighboring Nassau Bay, it

quickly took on the image of a prestige community and attracted
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many more of the higher-paid executives. It has already
been pointed out how El1 Dorado Hills suffered from a similar
experience of mis-judging nearby industrial expansion.59

In Britain, actual attraction of industry is carried
out by a combination of central and local government control
coupled with salesmanship by the development corporation.

No new factory with more than 1000 square feet of floor

area can be built without an industrial development certifi-
cate from the Board of Trade. No site can be so used for
industry unless it is already so used or the local planning
authority permits it.

Industrialists wishing to expand their factories in
the big cities find it difficult to get the requisite certi-
ficate and planning permission and thus are under pressure
to move out. At first the British industrialists doubted the
wisdom of a move to a New Town, but once a few had moved and
experienced the advantages of a modern factory with their
workers living in modern houses in healthy surroundings within
a short distance of the factory, the development corporations
generally found that they had many applicants for factories
on their industrial estates. The corporations then could
select those with the kind of labor requirements most compa-

tible with the population grouping envisaged for the New Town.

>91pid., pp. 95-96.
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It should also be pointed out that the employees of
a factory to be moved to the New Town would eventually be
provided with houses there. Generally speaking the flow of
houses has kept pace with industrial development. Of course
not all move with the factory. 1In this case the industrial-
ists can use the industrial selection scheme managed by the
Minister of Labor through local employment exchanges. Under
this scheme the industrialist can describe the vacancy to
the exchange, and the exchange then arranges for it to be
brought to the notice of qualified workers on the housing
lists of the "exporting" authorities in the big city who have
expressed their readiness to move to a New Town if jobs can
be found.60

If the U. S. A. is to develop socially and economi-
cally integrated New Towns and thus be different from past
suburban developments, the government is definitely going to
have to curb present industrial trends with respect to New
Town development. Government regulation of industrial loca-
tion appears to be a possible answer, as demonstrated by the
success of the British New Towns. One thing is certain, the
present unregulated development of New Towns is faced with
many problems of industrial attraction that in turn are

closely related to the social composition and economic success

60C. W. G. T. Kirk, "New Towns in Great Britain,"
Public Management, March 1966, pp. 70-80.
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of New Towns. Unless some changes are made, it is highly
doubtful if the badly needed (in concept) New Towns will
provide solutions to our pressing physical and social
planning problems. In fact if these developments fail to
accomplish their objectives, they will most likely only

multiply planning problems.

Financial Problems of New Towns

New Towns in the U. S. A., because of their very
nature, have been confronted with tremendous financial pro-
blems. This is primarily due to the fact that they are not
likely to produce any profit for five or more years and
because tremendous sums of money are involved. The cost
during these years include the land itself, off-site improve-
ments such as sewerage disposal plant, water lines, and major
roads, on-site improvements including interior roads, water
lines, sewer lines, and grading, and other costs including
interest on borrowed capital, planning costs, administrative
overhead, and promotion expenses. Financial considerations
become even more complex when one considers that the need
for reliable long range predictions far exceeds the abilities
of experts to produce such information. It has already been
illustrated how inaccurate market forecasts can greatly effect
the success of a New Town. It is impossible to forecast

with any accuracy future housing demands because they are
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so closely linked to the nation's economy, which is in turn

affected by a multiplicity of factors including world conditions.
The effective implementation of the New Town concept

under present community laws depends on the purchase of

the surrounding land to serve as a greenbelt. This greenbelt

must be kept essentially open!for agriculture, forests,

sports, recreation, and ventilation, and must be acquired

integrally with the built-up area. Private developers

today cannot afford to acquire this very large acreage,

including that for the greenbelt. Experience has shown

that they cannot afford to keep heavy capital tied up and

to pay taxes over the long period required for development.

The build-up of pressure to reduce such involvement and to

become liquid is usually irresistible. Land must be sold

off whether or not the uses are optimum for the city, or

prematurely forced into building; or too little land is

acquired at the start, so that there is practically built-in

fringe development, deterioration and consequent congestion

and pollution. 1In the future it is going to be necessary for

a public body with ample finances to acquire and retain the

land.61
It should also be pointed out that profits are high

in New Town development when rates of absorption are high,

61Albert Mayer, "New Towns: And Fresh In-City
Communities," Architectural Record, August 1964, pp. 129-138.

< ¥
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land prices are rising, holding periods are relatively
short, and when long-term financing commitments can be
secured at favorable terms. Rising interest rates, reduced
levels of market absorption, and competition from increasing
supplies of developed land however can cause a marked de- .
crease in profit potentialities and consequent increase in

62 In light of the many uncertainties involved and

risk.
the apparent invalidity of past market assumptions, it is

highly questionable whether New Town development will result

in monetary returns commensurate with the risks involved.
Because of the risks involved, mortgage money is

extremely difficult to obtain, and investors often demand

a share of the land profit and in some instances a consi-

derable degree of control over the major decisions.63 Reston

provides an example. Between 1962 and 1964, Robert Simon

made 80 unsuccessful attempts to borrow money from various

sources, including banks, insurance companies, and big cor-

porations. Just five days before Reston would have had to

be abandoned, Gulf 0Oil made a $15 million commitment with the

condition that it would get first mortgages on all the land,

an option to buy stocks in Reston, and the only gas station

62Paul Wendt, op. cit., p. 227.

63Chester Rapkin, "New Towns for America," Journal
of Finance, (May 1967), pp. 208-19.
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64 Since that date Gulf 0il has completely taken

in town.
over the development of Reston and Simon has been replaced.

Another problem of financing is encountered when
investors have second thoughts that leave the developer in
a damaging situation. Simon's financial problems began
when a potential investor promised him $6 million and later
changed his mind when it came time to make the loan. A
similar thing happened with El1 Dorado Hills' first backers,
Hale Brothers Associates, owners of Broadway Stores, decided
not to wait for long-range profits after the first two
disappointing years of the project. Consequently in a com-
plicated deal, Hale Brothers left developer Lindsey with
the El1 Dorado Hills land but took 80 per cent of other land
that was jointly owned in a separate corporation.65 Similar
things have happened in other New Town projects.

In recent years more and more investors have been
realizing that they can take the risk out of financing a New
Town if they can get control of the appreciating land. They
have also learned that it is not necessary to own the land
to control it. At Columbia, for example, Connecticut Gen-

eral Life Insurance Company together with Teachers Insurance

Annuity Association of America and Chase Manhattan Bank,

64"New Towns: . . . " House and Home, op. cit., p. 94.

651pid.
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loaned $50 million to Rouse in a deal that gave them 50
per cent of the land profit and a strong say in major

decisions.66

Sometimes the rapid appreciation in land
values stands as a strong temptation for investors to
realize some quick profits, if revenue from the New Town
proves slow in maturing. Thué‘financing today jeopardizes
the very completion of the New Town project. What effect,
if any, the New Communities Program will have on the finan-
cing of New Towns remains to be seen as it is too early to
judge. It has already been suggested, however, that the
ceiling of the program may prove insignificant in terms of
national needs.

The financing of a U. S. A. New Town becomes even
more complex when one injects taxation considerations. The
investor's tax status and objectives are all important
influences upon the time horizon of investment and, infer-

entially, upon the method of calculating and viewing invest-

ment. The range of differences in tax status and objectives

among large-scale builders is virtually unlimited. Generally

speaking there are three major considerations by which to
judge the tax implications of a venture: (1) Which profits
can be treated as capital gains rather than ordinary in-

come? (2) Until such time as profits are realized, which

661piq.
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costs can be deducted from other taxable income? (3) What
are the opportunities to create and own income producing
improvements whose depreciation can be used to offset

67 (Quite obviously, the financial-taxation

taxable income?
considerations of New Town development are very complicated
and thus beyond the scope of this thesis.)

In contrast to the U. S. A. predominantly private
system of New Town finance, in Britain the working capital
for developing New Towns is provided by the national govern-
ment in the form of long term loans known as advances, and
both the development corporations and the Commission for
New Towns are prohibited from borrowing from any other source.
The advances are made by the Minister after he decides,
with the concurrence of the Treasury, that the development
proposals are likely to secure a reasonable return in rela-
tion to the costs of the undertaking. As the Minister
receives repayment of interests and principal, he must pay
it into the Exchequer; if a payment becomes due and is not
made, he must file an explanation with each House of Parlia-
ment. The aggregate amount of the British New Towns Program
has a ceiling of 550,000,000 pounds or approximately one

68

and one-third billion dollars. By contrast the 250 million

67Edward Eichler, op. cit., pp. 131-139.

68"The Administration of the English New Towns
Program,” Washington University Law Quarterly, February
1965' ppo 44-470
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dollar ceiling of the New Communities Program seems rather
insignificant especially when the size of the two countries
are also compared.

In Britain, in addition to the advances to provide
working capital, the Commission for New Towns and the devel-
opment corporations are also eligible for other type of
assistance including grants to help defray deficits when
operating revenue is insufficient to offset current expendi-
tures and housing subsidies for the development of housing
within the designated New Town.69

It should also be pointed out that financial control,
over the operations of the development corporations and
the New Towns Commission, accompanies the British national
governments' duty to provide financial assistance. Both
the Minister and the Treasury must approve proposed building
construction before advances of funds can be made. The
Treasury examines project proposals to determine if the pro-
ject is one which the development corporation, rather than
a local authority or private developer should provide. The
economic feasibility of proposals are also studied to deter-
mine if they are likely to secure a reasonable return compared

with the cost of carrying them out.70

69 1pid.

701pi4.
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Perhaps as the need for New Towns receives wider
recognition in the U. S. A., the New Communities Program
as well as other H.U.D. programs will exercise more control
over and provide more funds for their development. It is
doubtful however if the size of the grants will ever approach
the proportions of the British program. It is also most
likely that the difficulties in finding the necessary funds;
working capital, construction loans, and permanent mortgages
for New Towns will not be eliminated until there are many
which have proven themselves successful. This again is a
dilemma of U. S. A. New Town development. Federal aid in the
form of FHA insurance for large-scale development loans
and through other aid programs is most likely going to be
necessary if true New Towns are to be developed.71 Again is
the question of which comes first: "successful" New Towns
and then aid or aid and then "successful" New Towns. Can
New Towns prove themselves worthy of federal aid prior to

receiving it?

Governmental Problems of New Towns

Another major problem area concerning New Town devel-
opment is that of government. This is due in part to the
size and complexity of the New Towns. Traditionally, the

provision of public facilities has been viewed as the

71Paul Wendt, op. cit., p. 234.
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responsibility of a local government and thus either a
municipality or county constructs and owns the facilities.
In the case of New Towns however, the local government is
generally ill-equipped, financially and/or organizationally,
to assume this responsibility. In addition since the New
Towns are usually the product'of private enterprise, the
installation of these facilities is viewed as a private
responsibility which means that the corporation does the
work under franchise and supervision by a public body.

The local government has an inherent interest in the
public facilities provided in the New Town, because the
services rendered through them must be related to the
existing framework provided by the local government, and
because the local government has a basic responsibility
for meeting the needs of all its residents. It should also
be pointed out that residents already living in the area
generally expect to benefit from the facilities provided
in the New Town, even though they do not live within its
boundaries. This is particularly true when the range and
type of facilities in the New Town are superior to those

existing in the host jurisdiction. When this is the case,

the local government actually feels it is serving the interests

of existing residents by participating in the installation

of New Town public facilities.

™
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This participation is often a major source of pro-
blems and disputes between the developer and the local gov-
ernment. In normal urban development, facilities are in-
stalled in stages, (except for schools which cannot be
built in most states until the market has been determined)
from "basic facilities" such aé water and sewer systems,
transportation and police and fire protection facilities
to those that are considered "social amenities" such as
parks and open spaces, recreation, civic and cultural facil-
ities. This staging has resulted by necessity because of
competing demands for limited financial resources. In other
words, facilities judged most vital to the health and general
welfare of residents get initial priorities. Obviously this
approach is not acceptable for New Town development because
one of the major objectives of New Towns is the provision
of a better urban environment than is available elsewhere.
The implications of such a policy is that a full range of
facilities will be a part of the New Town from the beginning.
In this context then all facilities are basic and vital to
the proper functioning of a New Town. This means then that
the investment responsibility of host local governments
increases drastically and often beyond the financial capability
of the local government. When municipal bonds are sold legal
procedure is required, and the development process can be

delayed considerably.
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Even when local government officials want to coop-
erate fully, the many requests a New Town makes leads to
inevitable delays, and delays can be disastrous for a New
Town. Because of the tremendous overhead, even a two-week
setback can cost developers tens of thousands of dollars.72

Difficulties can be eipected to arise in every area
that is under local jurisdiction. For example zoning
fights have occurred in numerous instances of New Town devel-
opment, and they take time and manpower. In the case of
Columbia the fight lasted a full year. Even at that, the
developers felt they had been lucky. Sometimes zoning
fights last several years. Land engineering requirements is
another potential source of conflict. In the case of Reston,
land improvements were required to meet the same stringent
requirements as any subdivision in the county. The devel-
opers requested permission to build winding roads that would
preserve trees and add to the rural look, but the county
demanded that paths as much as 100 feet wide be cleared for
the roads. Reston has also had to supplement natural drain-
age streams with drainage pipes which greatly adds to devel-
ment costs. Reston developers have claimed they could save

$500 dollars a lot if the so-called "extra-requirements"

72"New Towns: . . . ", House and Home, op. cit.,

p. 96.
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3 Such requirements threaten the financial

were waived.7
feasibility of a New Town.

Most developers feel that many local governmental
problems could be eliminated if they had: (1) zoning
and subdivision regulations which would permit maximum
freedom to offer the highest densities the market would
absorb and would guarantee his right to capitalize on the
commercial and industrial demand; (2) authority to create
and control a district which could raise funds through the
sale of tax-exempt bonds; (3) legislative guarantees that
such zoning and district provisions would be under his
control for most of the development period, thus preventing
a premature shift to resident control; and (4) assurance that
roads and utilities would be brought to the project site

74 Another fear of developers is

at a reasonable cost.
annexation by an existing municipality which would mean that
his land inventory would be subjected to municipal tax rates
and that the development process would become enmeshed in

the municipal administrative network creating further delays
and costs. Both delays and governmental distrust and misunder-

standing greatly threaten the successful completion of a

New Town.

731pid.

74Edward P. Eichler, op. cit., p. 74.
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New Town builders are also very much concerned with
changes in future political jurisdiction affecting their
development. Until recently California law, for example,
made it very easy for only 500 residents to create a city,
which then has the legal right to take over zoning control
from the county. 1In the event the New Town is prematurely
incorporated, the developer has but a single vote in refer-
enda and for the officials who will establish tax rates,

75 Then

and zoning, building, and subdivision regulations.
premature zoning ordinance requirements, can compel the
developer to provide expensive facilities long before there
exists sufficient population to support them.76 In some
states then it would be quite possible for a New Town to
remove itself from the control and planning of its developers.
It should also be pointed out that resident revolts
are most likely after the Town has grown for about five years,
and that is usually when the developer may be starting to
make his first clear profit. To guard against revolts, some
developers try to maintain as much control as possible over
resident organizations. At Clear Lake City, the first sewer

board was appointed after the first ten families had been

persuaded to buy houses at reduced cost. Two of the board

75Thomas McDade, op. cit., p. 7.

76Chester Rapkin, op. cit., p. 235.
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members were actively building in Clear Lake City at the
time. At El Dorado Hills, developer Lindsey's executive
vice president, Carl Kowall, was elected by fellow resi-
dents to be the board chairman of the water district.

Other New Town developers have put emphasis on
cooperation with residents. At Reston, each buyer auto-
matically becomes a member both of a neighborhood and a
townwide group. Developer Rouse has said "If we can't do
a good job for our residents at Columbia, we deserve to
have the project taken out of our hands."77

It is also important to understand that since all
the powers of local governments are granted by the state
which created it, a state can facilitate or inhibit New
Town construction by altering the power of local government
and the requirements leading to their formation. States,
for example, could aid developers by making the creation of
small cities much more difficult or even impossible thereby
removing the threat of early incorporation. States on the
other hand could also inhibit the process by banning the
creation of special districts for the purposes of taxing
special areas created and administered by city-or county-
elected officials.

States also have the power to act more directly

with New Towns, as is the case in Britain. For example

77

"New Towns: . . . ", House and Home, op. cit., p. 98.
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States could adopt legislation removing local control

over New Towns and placing it instead in a special commission
which would review the plans of applicants and decide which
New Towns would be entitled to special dispensations. A
state could go even further and use its own credit and power
of eminent domain to acquire large parcels of land and
finance both acquisition and site development. As in redevel-
opment, the state government could sell the improved sites

to private corporations, with contractural restrictions

upon their use. The state could also grant the powers of
condemnation and credit to a development corporation under
careful regulation. It should also be understood that al-
most any action by a state to change the nature of New Towns
requires legislation. Because states have not taken stronger
action in New Town development, developers have been faced

with many problems that could be eliminated.

Summarz

In this chapter it has been shown that there has been
a gap between New Town objectives and New Town accomplish-
ments. New Towns thus far have failed to provide socially
and economically integrated communities that represent any
sharp break with subu£ban efforts. New Towns for the most
part lack balanced industry, and many have no industry of

any significance and thus have not reduced commuting and
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transportation demand. Because New Towns are predominantly
only "glorified suburbs" for medium and high-income families,
they are if anything only accelerating the rate at which

the social-economic schism is taking place in the U. S. A.
Also because New Towns often fail to locate in the most
desirable regional locations, they sometimes create regional
planning problems including that of accessibility.

The major problem areas of New Towns today include
that of location and land acquisition, marketing and sales,
industrial attraction, finance, and governmental partici-
pation or the lack of it. These problems, it should be
understood, are highly complex and interrelated, and are
attributable to the unrestricted private enterprise devel-
opment of New Towns. In light of the problems involved,
it is highly questionable if New Towns will make any signi-
ficant contribution to solving national and regional social-
economic planning problems under the present system of devel-
opment. Thus far, even the most conscientious effort by
dedicated developers have failed to accomplish New Town objec-
tives. Perhaps it is too early to judge the most recent ef-
forts, but is is doubtful if even the most sincere attempts
will approach fulfillment of New Town objectives under the
present unrestricted and basically un-aided system of devel-

opment.



CHAPTER IV
NEW TOWNS: CONCLUSIONS AND RECOMMENDATIONS

Thus far the New Town concept has been discussed,
at length, as to its advantages for channeling and organ-
izing expected future urban growth and attacking current
social problems. In counter argument, those who are
against integrated developments of any kind argue that they
too should have a choice, a choice of segregation. The
question then becomes one of public interest. Can the lea-
ders of this country allow segregation to continue unin-
tefrupted--segregation which has resulted in race riots and
destruction of considerable portions of our largest cities;
in over-whelming social-economic problems; and in barriers
to communication between social-economic groups. Is it in
the best interest of this country to neglect our minority
groups, to deprive them of modern educational facilities,
housing, and of equal employment opportunities? Will this
not only lead to more riots and large social-economic pro-
blems of all the people of this country? At least in concept,
New Town planning in conjunction with center city urban re-
newal planning has much to offer as a means to solving these
pressing problems.

92



93

It should be obvious from the previous analysis of
past U. S. A. New Town efforts, that they are not a planner's
panacea. New Towns in the U. S. A. today, are not New Towns
at all. They are, for the most part, only large-scale medium
and high-income (predominantly white) residential develop-
ments with a partial balance of physical facilities. They
gene;ally lack a developed economic base and thus have had
little effect on reducing transportation demand. This, it
should be understood, has generally been the case in privately
developed New Towns, as well as in the federally initiated
Greenbelt Towns. This type of New Town does not solve either
physical or social planning problems.

It is a fact that New Towns today are faced with a
multitude of complex interrelated problems; problems which
can generally be traced to the lack of any sound framework
for their development. The purpose of this chapter will be
to make generalized suggestions for guiding, regulating, and
promoting New Town developments that will more closely ful-
fill their objectives. 1In doing this it will propose many
more problems and areas that deserve research.

The serious flaw in governmental structure and metro-
politan decision-making is that in the metropolitan areas
of this country, there does not exist any possibility of
directing and ordering metropolitan growth. New Towns policy

in the U. S. A. today should not be a question of central city
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versus New Town but rather one of governmental organization
and cooperation. The ability to clearly enunciate public
policy with regard to metropolitan patterns of settlement,

amenity, and job opportunity is lacking.1

Need for New Town Programs

Without state and national programs, the planning of
New Towns will too often be determined by fortuitous cir-
cumstances with little thought given to their impact upon
urban areas, or existing local plans. They will continue to
be nothing but large "glorified" subdivisions. Without a
program the advantages that should result from the use of
outlying land to provide housing for low income families
throughout the metropolitan area will be lost, and there will
be no reduction in regional transportation demand.2

New Town programs will provide the mechanisms by
which developers, who are interested in the objectives of
sound development in cooperation with responsible local govern-
ment, can act so as to secure the assistance that will permit

them to undertake the development of well-balanced New Towns

within the context of metropolitan planning.

1Robert Gladstone and Stanley Wise, "New Towns Solve
Problems of Urban Growth," Public Management, May 1966, pp.
135-36.

2Gordon Edwards, "The Proposed Federal Program,"
Planning 1964, pp. 157-60.
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Presently there is a need for state and local exper-
imentation with agency power and control methods. The under-
lying issue appears to be how initiative in New Town building
is to be allocated between the public and private sectors.
Even if ultimate construction is to be left to private devel-
opers, substantial public intervention is needed to regulate
and coordinate the developments. Public controls must be
tailored so as to not discourage New Town development. It
may well prove easier to aid the development than to simply
control it, particularly since the control most needed is an
effective way to implement metropolitan plans. Yet if aid
is postponed until controls are available, New Town devel-
opers may become discouraged.3 Therefore it should be evi-
dent that a massive effort is needed to think through the
problems and to develop the tools and agencies that will
promote meaningful New Towns.

In developing New Towns, both the public and private
sectors have unique assets with which to confront the pro-
blems. Private enterprise has investment capital, profes-~
sional and entrepreneurial expertise, the motivation and
initiative to act quickly and efficiently, and the freedom

to operate without constant public involvement. Government,

3Chester Rapkin, "New Towns for America," Journal
of Finance (May 1967), pp. 208-19.
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on the other hand, has the powers which private enterprise
lacks, including the police power, the power of eminent

domain and the power to tax. Government also has the res-
ponsibility for formulating policies, assistance programs,

and protecting the public interest. rﬁ“

Role of State Government

Although state governments have the powers and lever- |

ages to deal with the problems of New Towns, few cases are

found where these powers have been coherently used to direct -
urban development. This may be due in part to official
unwareness that these tools, if coordinated could be used

to guide New Towns. In part, the magnitude of the effort
required for effective coordination may be somewhat over-
whelming. However, the major source of failure has been

the pressure and strength of opposing interests and the
absence of any definite policies on which to base decisions
concerning New Towns. Essentially the root of the problem
then is the absence of any well-defined agreement on desir-
able directions for future urban growth. Without goals and
objectives, new governmental machinery will accomplish little.
With a sense of direction much of the existing machinery may

be made to perform surprisingly well.4

4Stanley Scott, "Urban Growth Challenges New Towns,"
Public Management, September 1966, pp. 259-260.
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State agencies engaged in comprehensive planning
can play an important role in New Town development. Those
agencies with imagination and political acceptance can get
involved in significant state policy formulation. New
state policies furthering state and regional planning and
enunciating the clear public interest in the composition
of New Towns would give valuable guidance to all concerned.

Many states have already recognized the need for
greater care in making long-term decisions on local govern-
mental structure in urbanizing areas. This has resulted
in the adoption of a variety of policies including state-
level review of annexations and incorporations, liberalized
annexation laws, and stricter incorporation legislation.5

State planning agencies could also develop state
land use plans designating urban land. These then could be
used to aid in the choice and evaluation of sites for New
Towns. Some agencies already have developed population and
economic analyses which would also be useful in site selec-
tion.6

It should also be pointed out that new state legis-
lation is going to be necessary to aid New Town development

and to implement regional growth policies and plans. State

SIbid.

6Murial I. Allen, "New Communities," AIP Background
Paper No. 2, October 1968, p. 20.
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governments are going to have to develop non-restrictive
enabling legislation delegating the authority required to
effectively plan, develop, and govern New Towns. They
should provide models of legislation for the local county or
multiple jurisdictions that wish to sponsor public, private
or joint public-private New Téwns in desirable areas. Their
job then is to establish a framework for the private enter-
prise development of New Towns. This legislation must be
made flexible enough to permit private enterprise to exper-
iment with new approaches to developmental problems including
the controlled use of eminent domain.

As it has already been pointed out, land assembly
and consequent location greatly affects the economic success
and regional desirability of a New Town. State governments
must enact legislation which will permit the use of eminent
domain for land assembly in desirable locations. In certain
cases, it may be necessary for states to delegate the res-
ponsibility for land assembly to local or state-wide devel-
opment authorities. Once eminent domain can be used for
acquiring sites for New Towns, regional plans involving New
Towns then can be effectuated.

Another type of state legislation that is just as
vital to the success of New Towns is the delegation of the
police power for stronger regional regulation of land use.

Traditional attitudes of land use regulation must be altered
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if the challenges of our urban regions are to be met. Urban
land can no longer be viewed as a conventional economic
commodity. Land must be viewed as a limited resource--the
use of which has a profound influence on the nature and
quality of life in any given area.7 When this view becomes
accepted, there will be hope for "real" regional planning
of which properly located New Towns will be a part. One
thing is certain, planning for metropolitan regions must
progress far beyond the present weak and tentative efforts
if the building of New Towns is to be guided effectively!

In addition to the reallocated power of land use
control, regional plans could be implemented by redirection
of public investment, new taxation policies, public land
development, and governmental grants and loans conditioned
on compliance.

If appropriately coordinated by a regional planning
agency, public investment could insure the proper pro-
gramming of urban freeways, rapid transit, water supply,
sewerage disposal, water pollution control, air resource
management, regional parks and open space, and advance public
land acquisition for future development. Public investment
in combination with other financial incentives could also

help reduce the necessity of using the police power to

7Stanley Scott, op. cit., p. 257.
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accomplish many regional goals. It should also be empha-
sized that measures to implement regional plans need not
necessarily intrude on local zoning decisions as long as

the decisions do not contravene the large scale regional
plans. Local governments could retain authority to allocate
their "portions" of each goal--such as the intra-city loca-
tion of the municipality's share of each land use as deter-
mined by the regional plan.8

It should also be pointed out that regional land

use control, revision of taxation policies, and direction
of public investment could greatly aid New Towns in the
attraction of industry. Once industrial location is con-
trolled, New Towns would be able to attract a balanced

economic base which would be followed by a social-economic

mix of population.

State Financial Responsibility

Funds for advance planning and for advance land
acquisition should be established by state governments.
Delaware already has a revolving fund program for these
purposes. The fund was established by legislation with the
State Planning Office designated as the recommending agency
and the State Budget Commission as the administering agency.

After the State Planning Office receives a request for a

81bid., p. 258.
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project from a state agency, it is checked for conformity
with the comprehensive plan and to see that it is part of
the capital program. When the project is approved, the
state agency then receives funds for either advance planning
or land acquisition. After the agency receives the necessary
legislative authorization and the bonds are issued for the
project, the original cost of the project is returned to
the fund.9
Other opportunities for indirect, as well as direct
state financial contribution to New Towns development also
exist. Most of these have been fully explored but seldom
is the full impact of the state contribution to local devel-
opment felt because only single approaches are used. 1In the
case of New Towns, it seems especially appropriate to use
several of the direct and indirect state financial programs
in a concerted effort for maximum effect.10
State operational budget and capital programs should
also be given high priority to state agéncy programs that
have New Town application. State governments can and should
establish loan and/or grant programs to supplement federal

programs in the areas of housing, water and sewer systems,

and transportation. This most likely will necessitate the

9Murial Allen, op. cit., pp. 20-21.

101pi4.
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formation of public or non-profit development corporations
to accept and administer this type of financial assistance,
and of course this will require additional legislation in

most states.

New Towns and Local Government

It is accepted public policy today that local gov-
ernments should be involved in New Town development in the
provision of public education, zoning and land use control,
police and fire protection, and usually water supply and
sewerage treatment. Most New Towns are however, being built
in unincorporated territory where the governmental framework
is inadequate. Thus New Towns generally necessitate changes
in the area's governmental structure.

New Town developers are particularly interested in
an arrangement that will facilitate acceptance of the plan
and give assurance that it can be carried through. The spe-
cific course chosen generally reflects the developer's ex-
perience, sources of capital, the existing local governmental
structure and policies, and the state law on the formation
of new local governments. Considering all these variables,
it is not surprising that a wide range of alternatives are
available. Presently no fully satisfactory solution has been
developed to satisfy all those concerned, however, several

promising alternatives are being tested.ll

11Stanley Scott, op. cit., pp. 254-255.
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It should be understood that during New Town con-
struction, the area is generally in an unstable political
equilibrium. Effective and responsible self-government
is difficult to achieve until the project acquires a minimal
sense of identity and develops qualified and experienced
local leadership. For this reason some temporary form of
government appears to be desirable to represent all the
interests of those legitimately concerned with the future
of the New Towns. o

One of these is the "county service area" which
permits the establishment of county-controlled taxing and
bonding devices to provide urban services and facilities.

This type of control has the advantage of preserving govern-
mental flexibility by eliminating the need to create hard-
to-change autonomous districts or city governments before
development has started. Thus far it is still too early to
determine exactly how satisfactory this alternative will be.

As another alternative a new body could be created
to review New Town plans and advise the county governing body
in its dealings with each New Town, or perhaps a "board of
overseers" might be created for each New Town. It would be
the responsibility of the board to review the initial plans
for the New Town and follow its step-by-step implementation
during the town's period of development until it was judged

ready for full fledged local self-government.



104

Board approval could be required for the over-all
financing plan for the community facilities, issuing bonds,
spending public funds, and any significant changes in the
community plan. Common properties such as open space, parks
and other facilities could be retained in board ownership
during the developmental period, and then transferred to
the succeeding municipality.12

Regardless of the interim solution to the problems
of building and governing New Towns, the question of pro-
viding the best permanent governmental organization remains.
As with other New Towns questions, there are many possible
alternatives one of the best of which is the establishment
of a traditional city government. City governments are gen-
erally considered an effective means of conducting urban
business. Their smaller areas and populations facilitate
the solution of problems requiring relatively close attention

13 Another alter-

to localized community needs and desires.
native would be to annex the New Town by extending the jur-
isdiction of the core city government. The advantages here
would be in cooperation and coordination. (More detailed

discussion of local governments for New Towns is beyond the

scope of this thesis. Interested persons should consult

12:pi4.

131pi4.
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the many articles written by Stanley Scott of the Berkeley
Institute of Governmental Studies at the University of

California.)

The Federal Government's Role

Recently a special task force of the American Insti-
tute of Planners, studying the problems and attributes of
New Town development, concluded "that one-third of all new

community growth should occur outside of existing and inci-

pient metropolitan territories. . . . To implement this

a national settlement policy is needed. Such a federal policy
should be the key mover in developing the incentive and the
momentum necessary for a national effort and should include
the following objectives:

1. Creation of new settlement patterns to relieve
pressures on existing urban areas and distribute
the nation's population more rationally

2. provision of a wider range of choices in living
locations and accommodations for individuals and
families in keeping with the principles of a de-
mocratic society

3. realization of national and social objectives,
especially in the areas of health and education,
and improved overall quality of life through
use of new techniques, materials and design in
comprehensive planning of the environment

4. provision of new employment and business oppor-
tunities for residents of central cities, suburbs
and rural areas, particularly those living in or
having businesses in areas of chronic unemploy-
ment and commercial decline.l4

14Murial Allen, op. cit., p. 30.
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Once a policy has been adopted the federal govern-
ment could encourage New Town development in several ways.
First of all the federal government, as well as the state
governments, can aid and influence New Town development by
strategic placement of its public works. For example it is
easy to see how the location of federal highways, airports,
and military bases etc. stimulate and effect urban growth
and settlement.

A second way that the federal government can assist
New Town development is by financial assistance programs.

The New Communities Act of 1968 provides a beginning by
providing funds for New Town development. This assistance
gives the federal government a say in the general location
and social composition of a New Town. Several new sources

of funding however, must be developed if a national New Town
program is to be undertaken. Specifically, three new instru-
ments of federal fiscal aid are needed for a coordinated
impact on the financing problems of New Towns. They are:
creation of a supplementary grant program for New Towns,
which would tie together in a single package several existing
grants; establishment of an "Urban Development Bank chartered
by the federal government, with initial capital of $1 billion,
which would make long term low interest loans to local and
state public agencies and corporations" undertaking New Town

development thus meeting the critical gap of venture capital
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requirements for public and quasi-public agencies sponsoring
New Towns; and formation of a "soft loans" consortium of
private banks through federal encouragement to finance
activities for special provisions in education, health, etc.,
otherwise not easily subscribed to by private credit instru-
ments.15 Such added programs would be conditioned on the
developers compliance with state and federally accepted
regional plans.

A third way the federal government could assist New
Town development would be to create a Federal New Town Devel-
opment Agency capable of building New Towns in a defined set
of circumstances and situations. Such an agency would be
eligible for participation in all other agency programs
in the same manner as any other private corporation or state
or local agency; however its initial capital would be pro-
vided by the federal government. It should also be pointed
out that the agency's sphere of action would be limited
to existing federal land holdings which might appropriately
be used as New Town sites.

Prerequisite to any federal program for New Towns
would be the establishment of a new federal commission
charged with the actual formulation and administration of
national New Towns policies and programs. In doing this it
would be responsible for coordinating the policies and pro-

grams of many federal departments including that of HUD, DOT,
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HEW, USDA, Commerce, and Interior. Upon formation of the
Commission the secretaries of these departments would

automatically become active members.

Conclusion

New Towns offer one of the best solutions for guiding
future urban growth in the United States and for attacking
some of our most pressing social problems. Bridging the
social-economic schism in our societies today should be
given a high national priority and New Towns offer one of
the best approaches. New Towns if properly planned can
lessen social tensions and provide greater opportunities
for minority and low income groups. It should again be
emphasized that promotion of socially and economically
integrated New Towns does not mean that a completely inte-
grated society will necessarily be developed in the near
future, but only that strict segregation will no longer be
possible. As pointed out in chapter two, it is most probable
that socially and economically homogenous neighborhoods
would develop, by individual choice, within the boundaries
of a New Town. New Towns would however provide a better
environment and more equality of oppprtunity for all people.

It should also be emphasized that development of New
Towns does not mean abandonment of existing core cities. New
Town planning, regional planning, and core city urban renewal

planning should go hand in hand. 1In that way old cities



109

would, through time, take on a new look with a more heter-
ogenous population and revitalized tax base, as they would
have both their share of the rich and the poor alike. Then
all the attributes of the region could be accented with
regional planning and a well planned regional transportation
system, including that of intercity mass transportation.

Yes, New Towns today are faced with a multitude of
complex problems, problems which have resulted from the un-
regulated, un-aided, private development of New Towns.
Regardless of the motives or aims of private developers,
the present system is not conducive to the development of
New Towns that have much to offer over our present suburbs.
If a new framework is not created for their development,
they will continue to result in escapes for the medium and
high income and magnify our physical and social planning
problems. In the long run un-aided, un-regulated New Town
development is in the interest of no one!

A new framework made up of federal, state, and local
government incentives, and regulations based on sound policies
and planning, could, if effectively coordinated, produce
"real" New Towns; New Towns that would provide a better 1life
for all.

In closing it should also be pointed out that in
seeking and implementing new ideas with respect to New Town

development, many unforeseen problems can be expected to arise.
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These problems however, must be attacked head-on if the
U. S. is going to be successful in implementing solutions
to our present urban problems.

This thesis should not be taken as the final word
on New Towns, but only as a framework for much more needed
research in the search for a better environment. Urban

growth is certain--its form is not!
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