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SECTION I



Introduction

ousiry; abandorment is a highly complex, dy:amic process
occurring in many American cities today. It is spreading
rcgardless of the numerous remcdies that have been arplied to
halt the process.

Abandonment involves a combination of economic, «ocial,
psychological, and esvirommentz2l forces which are at work in
the neighborhood. It is the finel, and most visible, step in
neighborhcod decline., Abandonment also reflects a much nore
deeply rooted and pervesive phenomenon —-- the disinvestment of
capital funds from the central core of our cities.

The fact that abandonment turns relatively sound housing
stock to dilapidated enpty structures is a distressing and

disturbing fact of many city neighborhoods.

Objectives

This paper is primarily concerned with the n-ture, rate,
scale, and market forcecs involved in the abandonment process.
Three principle objectives are:
1) Identify the forces leading to housing abandorment

2) Asiess the role of market forces in the abandorment process

3) Present vrospects for the alleviation or continuation of the

abandonment procecs






Definition of Ab=srdonment

There has been no precice definition of abandonment that
is widely accepted. Several definitions hive been susgested in
recent years. Anmong them:

1) A Hational Urban Learue Study: "wWhen a landlord no longer
provides services to an occupied building or allows taxes
and mortgages to (o unpaid, it is clear that the building
is uninhabitable by all but desperation standards. e
consider such buildings to be finzlly abandoned. Cn the
other hand, when a building is temporarily unoccupied or
is to be demolished for another socially or economically
useful purpose, it cannot be considered to be finally
abandoned."

2) Ceorge Sternlieb of Kutgers University: "An abandoned
building is a residential structure which the owner has
renoved from housing stock for no epparent alternative
reason and for which no succeeding land use occurs. It
occurs after cessation of housing services to the ovnmer.” 1

Abandorment is not an orderly process. It frequently
occurs without a prior period of decay. This is a major concern
of local officials. In fact, abandonment znrecrs to precipitate
rather than follow decay and even effects solid structures in
physically sound neighborhoods, and not just those buildings
and areas where deterioration has been occurring throush the

of a period of time.2
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The lature of Abardoriicnt

It ias been generally recognized that neigchborhood changes

in American cities occur throurh a period of time. whether any

orderly process exists which culminctes in abandorment is an

unanswered questior. ‘fowever, the U.U. Depzrtmert of Irousing

and Urban Development has putlished the following stages of
neighborhood decline which does attenipt to define the process
in soms orderly fashio:. Roger lLiontgomery and Daniel R.

I'andelker, Yousins in America: TProblems and Percpectives .
9 foniiion ~ ]

140-142). It is not meant to imply that these stages occur in
order as abandonmert also aifects solid structures in sound

neighborhoods.

Stage 1: The llealthy Xeighborhood. This stage can be found

in both newly established neigrhborhoods and in older ones.
There is a psychological sense of well-being. o decay is
occurring, adequate public services are being provided, and
proverties are well maintained. Iliouseiholds and firms with
strong social and econoniic resourccs are eintering the neigh-
borhood. The value of homes, social status, and incomes of

recidents are generally comparable.

Stage 2: The Incipient Decline l.ei:hbornood. The neighborhood

O

q

is becoming physically and socially aged. ZXResidents who are
left are revlaced with less affluent persons who are in turn
replaced with those with eve: lower incomes. Hesldentizl

structures may start to become obsolete and vboth liouse prices
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and reatal charges nay besin to decline. Iaintenance difficulties

v tend to =zge, ana vhe overall

may begsin to apvesr, households i
vitality of the nreizlibornood may begin to decline,

Stage 3: he Clearly Decliring leirhborkcood. Leishborhood

residents recognize thne changes trat have occurred in Stege 2.
Owners are :zeither able to nolie e.ou'h money to kecp their
property properly nointoined nor are rental owrners zble to make
a proiit. wesiaents are unable to afford adequate maintenance
or repzir services even thoush they misht desire to continue

living in the reighborhood. Liinor physical deficiencies are

it & =

o

plainly visible. ConfiZence in the neisnborhood's future is
low. Older housing units are being converted {rom single-

amily o othor uses and there is very littile new construction
occurring.

Stage 4: The Accelerating Dzclire Leirshborhood. iei hbo -hoods

+ oo

are ravidly enterin- the Tinal stages of decline. Lousing 1is
very deterioratcd and dilapidated with most of the building

requirin;; major repair. el hvorhood properties are marketaoble

9]

to orly the lowcst socio-economic grouns. General sofety 1
threatened, gocinl disintegration is apparent, and there is
a significent degree of abandornment aloig with iacreased
vessiricm avout the area's future.

Stage 5: Abunctomment. The neighborhood is at the tcecrmincl point
of charnge and is cheracterized by macsive abarndonment. The
neighborhood consists of resicents of the lowest social status
and the lowect incomcs. Brpectation sbout the neishborhood's

future is nil. Anyone living ir the arca with any options &t






all will rove out. There are many welfare fomilies, female-
headed households, and unemployed people. Crime rates increcce
and vandalism occurs. The owrers of buildings accent any kind
of tenant and do not rrovide sny uprxeep for the building at all.
Thé final stages of economic abanconment include the failure to
pay nortgage and taxes by the owner. Physical abancorwent is
complete with tenant/owner departure, termination of services,
and vandalism. At the point of physical abandoumert the property
is vacant, uninhabitable and unlikely or uncble to be improved.
In summation, certoin elements can be identified as
pertaining to the abandornment process:
1) there ar: buildings occupied by tenarts who do not pay rent
2) services have becn terminated, including utilities and heating
3) there are also declinirg physical conditions such as:
vandalization, boarding-up, deterioration, dilapidation,

unmaintained grounds, tax delinquency, public demolition
because of hazards, private derniolition with no succeeding
land use occurring

4) also included are buildings that can be observed vacant and
not secured, major eppliances are removct, services are
terrineted, and the building is tax delinquent

5) there is observed partial occupancy and the owner has
failed to demand rent for threc months or failed to
institute summary procecdings for payment

A set of early warning indicators have been identified
which lists conditions that foster abandorment. These are:

tbsentee Cwnership
Unwillin /mness of lenders to finasnce proverties






Largze numbers of economically disadvantaged persons
Low incones

Ei¢gh crime rates

Tax Delinquency/Tax Arrearac s
new Construction

1

Filtering

Filtering refers to a situation in which housceholds with
increasingly lower incomes will sequenvially occupy & nousing
unit or neighborhood. :nother way of lookin~z at the process is
to consider that the dwellins hzs filtered down into a2 very low
quality marlket co that it is finally dropoed from the market

. N - 2
entirely and eventually abandoned.

It apnpears thoat filtering pleys a key role to understanding

the abandonment process: as residential owners become more
affluent, they demand a higher quality envirorment and better
residential structures. The pres-nt stock of dwelling units
and their location throughout an area limits the ability of
cities to catisfy the demand Ior hicsher quality housing. As
a result, demand fcr rccsidential units has declined and part
of the stock has filtered off the market. Census RBureau or
IIUD criteria may indicate that some of the structures are
csound but it is not desirable housing becouse of either the
undesirable surroundings or poor provision of public services.
Vaecant structures within core areas were viewed as a
positive sign that the filtering down process was resulting
in structures that were no longer conpetitive on the housing

market. That is, the development of new and better houcsing
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results in a series of shifts of frmilies with ecach shift

providin~ a hougerlold with better accomoaations,

is taken as a cizn of housing bettermexnt.

Abandonment

Whot has gradually becone clear is tunat abandorm--nt hos

a life force all its own that cannot be
filtering process. Solid housing stock
away by abandonment which is indicaetive

process is much more than the operation

¥rlained merely by the

is 2lso being cwe
that the abancoum

of rormal merket

ot
ent

forces.

3






9

LCTION IIIX



n

The Decision to ibandon

Bagically, a property owner's decision to gbandon is an
econonic one, he property will sell for hnlf ox a third as
ruch as the property i more desir:ple nei nbornoods. lLarge
nuribers of wnite families have left th: city alon.; with lorge
nuribers of middle class minority families who huve moved to
more desirable locations. This recults in vacated housing which
is available to lower income mincrities and elderly whites. As
there is little demand for housing in inferior neigchoorhoods,
structures are demolished or left abandoned. The decision to
abandon occurs wnen an owner sees little chance of »noying property
taxecs endéd overating costs and still obtaining a margin of profit,.
If there is little or 20 return on his equity, an owner will
not retain his property even if there are tenants able and
willin;; to pay, or if rents are too low to cover water bills,
electricity, heatv, maintenance, and real estate taxes.

Code enforcement is also an important factor in the
decicion to abandon because it brings pressure on thie home owner
to bring his property up to code. If he has confidence in the
area's future, he will make the necessary investment to bring
the property up to code. If rot, he may decide to abandon.

The major ecoromic cause oI abandorment is the owner or
la:dlord's decision to ctop maintaininsg and financially supporting
a structure. Jervices are no louger provided; mortgsages and
tax:s are allowed to go w paid. All in all, the structure is

recarded as a liability rather than an accset.
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dbandomcent involves both negyci:olodical and sociawl fectors.
The owner abandons his nronerty due to a percevnvion ol the neigsn-
borhood and tie likelihood oi cecliring revenues. Jne owaer 1is
no longer willing 1o nrke future investuents in ithe ctructure.
Local lenders also incicuate an wawillinsnecs to accist in naking
ary investments. Jhenever a proverty owner beins 0 experience
a negative casn flow then abando.sient becomes a Teasible ecoronic

solution unless tnere is tae potential to rida himsell of the

no

property throu,n sa2les.

Crtesories of Ownerss Ilany ebserntec owners, particularly in

minorisvy areas, are cmall percel nolders owning perhaps two to

3

a helf dozen parcels. Owners who are faceld with decaying
buildings, increasing violations, and see their houscs turning
into slum nhousing, often cdecide to abandon their buildings if
urable to find a btuyer. Various legzal rneans, such as securing
a tenant or transient and trancferrin: title for a rominol sws,

are used to avoid lesal liability.4

1

’he Character of the Ternsnts: Owners whose parcels arc ab-ndoned

.L...

contend that tenants zre t.e runmber orne vproblem. These ovners
have a mucn more regative attitude towarad trheir tenantS than
thozs+ owners wnose parcels were not abandored. One of the
patterns wnich emerges concistently in the cage studies of
abandorment is the decline in socio-ecouomic sttus of the

5

terints,

Where Is Abandornment Cccurring?: Abcrdonment is oceuriing tue

i~ !

arezs previously Geccribed. Jhe chances of the private sector
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putting cny iavestiient funds in theoe cas are proctically nil.

These ere redlined crecs in fact. Thus sbandonment ard disin-

vestrent cre likel, to continue far into the future. Thece

areas are larze sections oi the i:rner city where there are still

hizh vacancy ratec cxisting. lTunicipelities in which ebandonment
ls rapidly acceleratinsg czre those which ere experiencing an

absolute ponulation decline and whoce rore affluent minority

ncmbers are moving out of the city.6

Otner Iroblems Ascociated with Abrnidormont

Therec are three cleurly recognizable effects of housing
abandornment: 1) loss of housing stock 2) losses from property
tax and 3) loss of private iuvestment canital. [owever, second:ry
effects which have important phycical and social effects mey also
be reco uized.

fbarndoned buildings prescent obvious vhysicel hazards for
any neishborhood. ‘they are nhavens for rats and other vernin.

They becone dangerous pley.rounds ror nelghvorhood children and

are unattractive rwuisances. They are targets i1or arson and fire.

LT‘.

-2

C.'J

Studies dorne in liewarl, Eoston, and Dctroit have ghov thet 1 ;9
of all fires in these cities take place in vacant or cbanioned
buildings.

"he rising ircidence of crime a::d zbandonment appear to
be traits of neighborhoods undergzoing rapid declire. <The

abardoned structure become: o breacdir, vlace for crime and

crimiral activity.
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In «diiition, owvners hove diitiiculty 1w cecuring locul

involvenert in cuch buildings., They oro unehle to cocurc
; <o J

Vol

quate revair and mnintenance gervices. YThegse diflTiculties
8

aA
(SRS

Q

ere coused for a nunber of rezsornc, includins ferr of crime.

Part of +the dofirnitiorn ci crearccrrort ircludes the ovrer

relinouiching recporsivility for the threicel ct: te of the

building. Lo cuch, concer: for tne buildins is reduced to a

IR

miripuwn., Tno ovncr, with 1ittle ctaele in the Tuture of lis
buildi..;, naos little incentive to zeport illegnl bo svior.

These builcdirgs oifer owportunities Jor criies ol proverty or
. 9
viole::cca

e

Liew Jonigruction: Lew coungitruction alco presents nroblems

O

associvuv~d with bandomnent. Governmeont prosrams which reis

the rave of counstruction niay often nuve the effect ol acceler-
ating houcing abandorment. Construction cubsidy progromc for

mo at=2 income Temilies, by 2ccelerating [ilteriny, decay, and
abandorment, =2 pear tc have thrworted neighborhood citabilization
efforts in come coaces .10 vign financing costs, taxes, and
rmeintenance erpenditures moy vreveny reuts and prices in

hou::inc fornerly occunied by higher incone [roups irom falling
enoush to come within range of leower inrcome f:milies, particularly

. . . , 11
in timnes of housing snortace.
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ouzing Tarkot Procoiuies

Trfroduction
ousing market dyronics and sboancornent can be viewed through
two chunging patternc. e lo: terim process tewxes vloce cver

a period of tiue and consiucts of a declinis g centrzl city povu-

lation, incrceced urbtan finge ana suburb-.a growosh, and a general
up:reding of housing; stock. The short teru process involves

only a Tew acighovorhoods in tie netropolitan arca. Charzcteristics
incluce racial chunge, declinc in neighbornood median income, and
decline in the pronorty value of housing stock. TLator cteres

nignt include deprcciation of housing stock to the extent that

j)

1
abando:ment tzkes vnlace.

N
I

There have been several hyvotheses su~rested to exslain
the housing nariet dynamics of cities. vealeninzT of the nmarket
is the resu™t of 1) ape of the housirng stock 2) movemont of

()

the population in resvonse to the surburbanization of jobs

L . o X . 2
3)  M™uhiite flishit" or 4) i:come effeccts on housin ' values.

2he liousir~ lLarket

e demand side of abundo.ment is cuplaincd by the vremice

that existiry core houcing stoci ig difficult to transiorm into

N

arother use., Denmand for these wiits has declined o tne extent

that it is no lorger vrofitzable to own or operate them and they

13
cease to have any ecoromic value in their »recent state.3
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Ynic  dnoge ol obsolescence Ior inner-city houclins stems
in larze part fron nariet preference for suburban living and

the 1'ice in income which allows these prelererces .0 be catisfied,

"
6]
Hh

anilics with rising ircomes nove ocut to better locations
the Tiltcrin:s procesi: is Introducecd vwharetby better structures
are mace available to lover income roups, which ii turn results

tne worst sections of inncr civy stock.

i

in the abandorment o

Lenders withdrow from the nerlet aund any upgrs=ding which occurs

in stable ncighborhoods in order to combat obsolescence ceases
1

and the city recduces its level of services. $o, even while the

residence is still occupied the abancorment process is already

at work.
There have been cases vhere it appears that initial
abandonment in sound neishborhood:s is not preceded by a neriod

in which the nei-hvorhood ;ridually decays. Instead, 1t arnpears

to occur in neighborhoods of still standard physical quality
whichh have reached a stage where rehabilitation or rew construc-
tion cannot pay Tfor itself unless residents of higher income
move in or arc charged hisher rents.  Wher neighborhocds have
rcached this stare they are in jeopardy for two reasons: 1) new
construction will be taking place elsevhere which will recult

in hicsher prices and rents that will affect the threatened
neishborhood by pushin; its value down 2) with the values now
Gown 50 low, private owners will certainly rot return heavily
vandalized or turncd out structures to tae houcirg inventory

<.

even if irvestnents could be mads., Tvidence sugsests that once

Lo

initial absndorment of demaged buildings occurs in such
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neishborhoods and if the structures are rot quickly dernoliched
or brousnht back into the morket throush public action, it may
lead to disinvestment in the neishborhood all to;ether.

Pernnons viie mujor provlem is vhe extrenely unfavorable
relationship between cxisting market values in neigshborhnoods
and the cost of repairs. here cost estimates per d.uelling
unit are in the $5000-310,000 range then the cost of restoring
the structure would likely exceed its restored value in nrost
instances and would have been a looss to the individual investor,
There 2lso ezists investor pessimism about the future of these
neishborioods. Giithout this pessimisn, it is likely that market

4

values would have been higher and repairs seen as ifeasible.

i 3oy . T wd Tends
Financing, Lanks, and Lending

2he inctitutional firnancirg market -- banks, mortgage and
lending inctitutions -- have largely chuanned the areas in which
abandomment is occurring. This has had the effect of compounding
the problen.

Sound rehabilitation for distressed nei:shborhoods requires
lonrns term financingzg. This imparts a belief in the econonic
viability of both the structure ard the area 10t only as to its
present stote but also its firarciazal future. This basic level
of confidence has disavpeared frorn arecs in which abando:ment is
occurrir.g.5

It is not uncomuion tvhat financing for rehabilitation work

in clum areas 1s available at extremecly hi~h raotes. Vhcen an owner

is asked why he abandored his property, the owner occasionolly will
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reply that it was because the uorket failed to provide enoush
ercouragencnt in tne way of increased rents aund capitel goins to
maice it worth the eifort involved. when lewding involves high
risi, it is taen reflected in the cost of the loan. banks and
otner finoncial institutions are relunctant to extond second
mortgages on such properties.6
Taxation: As cities do not immodistely ecouire title to tax
delinguent parcels, propurty tax meay not necessarily influernce
the rate of abandorment. If an investor succeeds in estimnting
the date at which he will rnot receive positive cach flow without
vayment of property taxes, th n the irvestor can time nis property
tax defaults so that the city does not foreclose. The investor
can ceige payins properiy taxes and then abandon the porcel at
the most advantageous point. In effect, the property tax
responsiblility vecomes ingi jnificant since long: beiore abandon-
nent occurs the landlord hus stopped payirg his toxes.

“he city, when it forecloscs on tax delinquent parcels,
naintaing records on i1 rem properties. These are properties
in which legal proceedings for foreclosure have ended and the city
hos assumed ownership.8 The recult of all this is that the city,
throush tox default, becomes the owner of inner city real estate.
Since thne city purchases abardoned structures, 1T encourages
ovmers 1o rﬁin their structures thioush non—improvement.9

In their studies of 4t. Louis end Chicago, the firm of
Lirton, il.ields, and Coston showed that not only did vacant

structures go on accwrulating tax liebility after zbandorment,



g.



but, while the narket volue wos decrecsing, tox bills were
increasing. In ceveral ctudies dOne, it has been imvlied

that proverty tox is the najor cauce of housing abandoinent.
Without property tox peyuents, the overating statenent of a
landlord would snow a proiit. With the paymerts, it chows a
sizable loss. It is claimed that the oviier is Iorced to abandon

. o s . 10
his property because of thie tax burden.

O:ice a landlord beins to default o his proverty tax
payments, he hes in eifect alrealy mads his decision to abandon.

The reed to pay off vack tax liability makes it uvrlikely that an

owner would rectore his »roperty to ¢ood operaiting condition.
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Stratezies for Action

Loczl goverrnments zre using a wide varlety of cpproaches
and stratesies to vrevewnt abeardoimont from occurring. Among these
are: comprehensive rei hbtornood preserveaetion, code enforcement,
focused public services, reaabilitotion Tirancing, and urban
homestending.

If the vpotential for rehabilitatior of abanconed siructures
is not to be lost, cities must be able to acquire these structures
nuch more quickly tharn is preserntly done. Delays in acquisition
mean that thousands of housing units have fallen into an
unrehabilitable state. 4 method to short-cut the process for

the city to acquire abandoned property is to shorten the period

ct

hu

0]

of time for determining that a building is abandoiwed and
allow the city to move moere quickly while the building is still
rehabitable. Receivership programs can be vigorously euforced
whereby the operation of a rental unit can be taken over from
an owner who has re lected to maintain his »roperty. It is during
the stanscs where housing is moderately declining where efforts
of neizhborhood preservetion can ploy a najor role.

‘‘he abmndoned structure is symbolic of decay i:x the low
income housin’ market. It is the moct visible and acute symbol
of urban blisht. Threc things caa be doue to nelp nalt abandon-
nent at its incervtion:
1) areas perinheral to blishted areas nust be protected. This

neancs that confidence in the houcing merket and the neighbor-

hood nust be restored
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2) cevelonnent of indicators that will give a bvorometer reading
of the dyn:rmics of an aren. Tnat is, these are indicators
wnich will reflect wnether rising, declining, or stable
reritet Jorces ore in opcration

3) demolition prosrams that moke sonse

Cne rmeans for the city to o.tain acqouisiticn ol sbandoned
is throush tax delinaquency proceedingc. “he time factor is the
principle limitation of this device. Local govermmeants utilize
tez Zoreclosure proceedings tnat talle from one vo five ycars
before tiey can be instituted and vaich then typically recuire
up to another year to firalize. Ty this time muny of the units
are unrenzbilitable. Hesolution of this problem will clearly
require state and local legislative action.

F'or exsmple, annual tazes in Beltimore are levied on July
12t. I unpaid, the property is considered delinquent and a tax
sale is ordered the followin: liarch. Ohio has enacted enabling
le,sislation which allows cities to gain control of abandoned
property more gquickly. The city i5 no longer reaquired to find
and novily property owners individually, but may acauire a
nrovcrty after its second avpearance at a sheriii's sale and
after rnotification of intent has been publisghed in newspapers.3

Very iew tactics that have been employed have hed cuccess
in upsrading arecs that have reached the accelerated Cecline stage

and the abandonment stage. The only effective solution at these

o

)

stoges seens to be total or partial clearance through demolition.

U

@)

2 the other hand, with incipient decline areas there arc many

different tactics that can be employed successfully to h-lt the
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decline and hLelvn restore neishborhood viability. It is very
difficult to revergce the decline once it h=as gone beyond the
clenarly declining ctege, but neishborhood stavilizztion can

take place. Upgradin: efforts huve a ruch hisher chance of

success in the earlier stages.

Loczl govermments can allocate their conmrunity development
resources according to a basic priciple. ‘hat is, the cmallest
enount of funds should be allocated to producing high vigsibility
effects in healthy neighborhoods. temaining funds should be
divided between major physical upgrading of borderline reighbor-
hoods and limited physical improvements in very deteriorated
nei~htorhoods. The major portion of comnurity developrnont funds
is concentrated on in-between areas.4

In very deteriorated areas, it is important that local

governments continue to provide all public services such as police,

fire, trash removal, and street rerzir and maintenance.

Fomesteading is a relatively recent program desisned to
contat abandonment. A homesteader purchases a parcel and asrees
to live there und rehabilitate the structure within a cpecified
time period in exchange for title to the property. As yet, the
total impact of homesteading on the avandonnent process has been
small.

I'oreover, an urban homesteading prosruom does nos attack
reighborhood socio-ecconomic problems that lcad to abandonment.
Cities are therefore left with two alternatives. The first is
to incorporate urban homestezding witnin a reighborhood precer-

vation program and select abandoncd urits in generally cstable
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neishborhcods for the prosrum.  Jecond, urban homestveoding can
be used as = method to disnose ol »roperty witn little rezard to
neichvorhood condition.5

Urbar homesteadins has teen rationzlized as teing
benelicial because it iz ftke lowest coot way to add to a city's
houcing stock and it is a method by which zbandoned structures
can be rehcbilitated without any cubeidy on the part of the city.

Vigorous housing code enforcenent in arecs Just beginning
to decline can effectively help stop the declire. Cole eniorce-
nent puts pressure on tine nroperty owner to iivest in bringing
his proverty un tc code or to abandon.

The decigcion by loczl govermment to enforce housing code

standards forces the owner to come to a decision. Le nust eithrer
choose to minimize his losses by upgrading his property to code
standards or withiraw the proverty from the morket. This decision

ust be »ut to the owier while the property is still ir the early
stasec of declire because there is the voossibility that large
scale abando.ments rather than substantial upgrading of lower
quality housing stocit could occur.'7

inforcement actions -- vacute orders, demolition and
receliverchip powers, denying federal inconme tax depreciaztion
a2llowances to buildings in viclation of the housinz coae -- all
run the risxk that the property owner will just abandon his
propecrty rather than nake the necessary revairs. This has led
to a lax attitude toward code eniorcemecnt i: mary blisnted creas.

If the housing code is strictly enforced, it may vroduce damzzing

repercucsions to low incone residentc. Jince most recidential
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property is privately owned, the wim orf code enforcement is to

soriehow coerce the privote owner into ovriunging his property up

to standard. At this point, the owrner nust take his own motiva-

tions and economic considerations into account.

I.ocal governments

o

muist also take these factors into coansideration or risk forcing the

‘- 8
wrer to sbandon nis droperty.
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Conclusions

- o

It ar-ears that avandommect is found wmore Iregquently in
areas where tnere are few incomes in excess of $10,000 with most
incomes falling below 83,000.1 Where there is low quality housing
in an otnerwise higher guality neighivorhood there is likely to be
a devres.;ion of housin; quality downward,

Ab=snionment seer: 10 increcse in orens of decreusing
housing vilue and decreunsing owner occurancy. Cwner occupancy
also seems to be a poweriul element of ncishborhood stability.3

I'or exeample in i1ev York Civy, the wide array oi local
self help prosrems and sootty poverrnent aid have ot been wuble
to make a significant dent in the abandorment process. "Sweat
equity" and co-ops were not that successful in meeting the needs
cf the vast rajority of low income frmmilies. These strategsies
proved to have more success in gstaeble neighiborhoods, not aban-
doned areas.4

Lack of abandonment is acsociated with areas of high
housing stability, low vacancy, normal housing services, and the
presence of affluence. Pacically, residential abarncormert occurs
more rrequently in areas of general urban decay -- those areas
Judced cocially and ecouomically substandard. Conversely, it is
less frequent in areas vhere peorle of higsher socio-econonic
status reside and where nousing is nore stable.

Pesidential abandonment is less lixely to tale vluce in
areas of hish owner occuvency, high vercent married, hion housing
value, anc high percent foreigsn born. Thcore aprears (0 be less

residential housing loss in areas oi the city which have continued
s v
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to cerve as lmmigrant stagin,: areas Ior white ethnics.
Abandorment increases in areazas ol high age structure
trarsition. The most freaquent case ig economically disadvantaged
minorities replacing the dwindling proportion of elderly whites.
Housing is subjected to much greatcr wear and the owner receives
less funds to perforn routine maintenance when large, rental
families follow previous elderly owrner occupants.5
In rneirhborhoods that are being abundoned, residents flee
elsewhere. *This flight procegs puts pressure on stable lower
middle class nei:hborhoods which are either occupied by whites
or a minority group. If the pressure is not to induce flight,
then confidence must be restored at neighborhood level and public
services must continue to be provided.6
Avendomment 2lso reflects an excess of low quality, obsolete
residences in low quality neighborhoods. As incomes rise, the
demand ror inner city residences reduced. The problem here 1s
thot largse nunbers of neighborhoods, consisting oi older housing
stock, begin to decline together. Recycling abandoned structures
must take place with stimulation efforts to increase housing
demand in affected neighborhoods or else the recycling will
more than likely fail.7
Abandorment has devastating effects on the urban environment:
1) it rcsults in the waste of potentially valuzble low cost
housin;: stock
2) it results in loss of local tax revecnues as a result of tax
delinquency

3) it results in social and physical hazards
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4) it results in a loss of private canital investment resources
5) it results in devactation of urban nei~hborhoods and causec

irmnense social costs

=3

he problen of ebandorment must be attacked both at its
ircevtion end during the fi:2l stages. Jhen the beginning stages
of aborndonment first appcor, houcing morket stimulus must be
provided th=t will result in izvestment by the owner in his
parcel, this inclucdes libersl financing policies by lending
institutions Tor areas in the incionient cecline and clezrly
decli:ing stages.

Pinally, there is a necd to 1) erect and/or moderrize
state and local laws as they nertain to property foreclosure
and vnublic taking and 2) there is a need for iwproved data

gathering systems relative to residential abundonment.9
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