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e
r
i
e
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a
r
e

m
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C

T
IO
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's staff; others are at universities or in

private practice, T
he findings they present here are the prod-

uct of their ow
n selective process, T

he conclusions they reach
have had the benefit of advice and com

m
ent from

 a w
ide

v
a
r
i
e
t
y
 
o
f
 
p
e
r
s
o
n
s, including m

em
bers of A

C
T

IO
N

'
a
d
 
h
o
c

c
o
m
m
i
t
t
e
e
s
 
f
o
r
 
t
h
e
 Series, N

either individually nor collec-
tively, how

ever, has A
C

T
IO

N
's B

oard of D
irectors attem

pted
to lim

it the authors in the facts they present, the conclusions
t
h
e
y
 
r
e
a
c
h, or the recom

m
endations they propose to solve or

m
itigate a particular problem

, W
hether prepared by staff or

consultants, the volum
es in the Series are uniquely the product

of their authors, T
o say here that the authors' findings and

view
s do not necessarily reflect the know

ledge and attitude of
A

C
T

IO
N

 or of any or all of the A
C

T
IO

N
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oard of D
irectors

is also to underline the B
oard'

s
 
i
n
t
e
n
t
i
o
n
 
t
h
a
t
 
t
h
e
 
S
e
r
i
e
s
 should

provide fresh points of view
 to som

e of the m
ost com

plex and
controversial problem

s of housing and urban developm
ent in

A
m

erica.
A

C
T

IO
N

 hopes that both the expert and the student w
ill

find the volum
es useful additions to the literature on housing

and com
m

unity developm
ent. T

he principal purpose of the
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ever, is to inform
 and stim

ulate the grow
ing body

of influential businessm
en

,
 
p
r
o
f
e
s
s
i
o
n
a
l
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w
hose opinions on m

any facets of urban life are having a pro-
found effect upon the kinds of policy and actions required for
the provision of adequate housing.
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ndrew
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hairm
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C
T

IO
N
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oard of D

irec-
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G
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a
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m
a
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a
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o
c
 

C
o
m
m
i
t
t
e
e
 
o
n
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m
unity

Forew
ord

T
he A

C
T

IO
N

 Series in H
ousing and C

om
m

unity D
evelop-

m
ent is the p

u
b
l
i
s
h
e
d
 
p
a
r
t
 
o
f
 
a
 
t
w
o
- pronged effort of the

A
m

erican C
ouncil T

o I
m
p
r
o
v
e
 
O
u
r
 
N
e
i
g
h
b
o
r
h
o
o
d
s
 
(
A
C
-

T
IO

N
) to help bring about a higher level of living in this

country
s urban areas, It has been m

ade p
o
s
s
i
b
l
e
 
b
y
 
a
 grant

f
r
o
m
 
t
h
e
 
F
o
r
d
 
F
o
u
n
d
a
t
i
o
n
,
 
T
h
e
s
e
 
v
o
l
u
m
e
s
 
a
n
a
l
y
z
e
 m

any of
the facts about the present condition of A

m
erican com

m
uni-

ties , particularly w
ith respect to housing, and offer new

 con-
clusions about the problem

s and potentialities im
plied by the

facts. T
he other part of this A

C
T

IO
N

 effort is m
ade up of

m
any activities through w

hich A
C

T
IO

N
 and o

t
h
e
r
 
g
r
o
u
p
s

are aiding com
m

unities and their citizens to m
eet present local

problem
s and to realize future potentialities for sound urban

grow
th. T

hese activities put to the test the p
r
o
p
o
s
a
l
s
 
o
f
 
t
h
e

authors and the 
m
e
m
b
e
r
s
 
o
f
 
t
h
e
 

a
d
 
h
o
c
 

c
o
m
m
i
t
t
e
e
s
 
f
o
r
 
i
m
-

proving the nation
s urban life.

Specifically, A
C

T
IO

N
 aim

s through this Series and its re-
lated program

 efforts to create a clim
ate w

ithin w
hich the

choices available to the A
m

erican people for im
proved urban

living can be expanded in term
s of a larger supply of housing,

of better quality and at lesser cost, A
t the least , this m

eans the
realization of the follow

ing objectives: 
I
.
 
T
h
e
 elim

ination of slum
s that cannot be econom

ically
rehabilitated.

2. T
he im

provem
ent of properties that can be econom

ically
rehabilitated.

3
.
 
T
h
e
 preservation of currently sound housing and neigh-

borhoods by slow
ing dow

n their rates of obsolescence.

4
.
 
T
h
e
 provision of new

 housing on both cleared and va-IX
;
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cant land in sufficient quantity and in satisfactory quality to
m

eet current requirem
ents and the requirem

ents of the huge
urban grow

th foreseen in the years ahead,
5
,
 
T
h
e
 
a
c
c
o
m
p
l
i
s
h
m
e
n
t
 
o
f
 the foregoing objectives in con-

junction w
ith a high level of coordinated com

m
unity services

and in such a m
anner that all incom

e
, racial , and other groups

i
n
 
t
h
e
 
p
o
p
u
l
a
t
i
o
n
 
w
i
l
l
 
b
e
 
s
e
r
v
e
d
,

6, T
he effective planning apd d

i
s
t
r
i
b
u
t
i
o
n
 
o
f
 urban

functions in order to correct the costly im
balances w

hich now
exist am

ong them
 both w

ithin the central city and betw
een 

:and its surrounding m
etropolitan area,

T
hese objectives cannot be accom

plished w
ithout intensive

effort to organize pertinent know
ledge system

atically and to
clarify the aim

s of urban policy, O
bviously, this Series cannot

furnish all the inform
ation necessary to solve all the problem

s,
B

ut the authors of the volum
es do provide a basis for policy,

T
hey do so by analyzing the current problem

s and indicating
possible future changes. T

he sum
m

ary volum
e
,
 
t
h
e
 
o
v
e
r
-
a
l
l

view
, takes the m

ajor findings of each of these specific studies
and presents them

 along w
ith the suggestions w

hich the A
C

-
T

IO
N

 
a
d
 
h
o
c
 

c
o
m
m
i
t
t
e
e
s
 
b
e
l
i
e
v
e
 
t
o
 
b
e
 
m
o
s
t
 
p
r
o
m
i
s
i
n
g
 
f
o
r

solving a num
ber of critical current problem

s.
T

he fram
ew

ork of the Series is based on the prim
acy o

f
 
t
h
e

consum
er in the housing m

arket and in h
o
u
s
i
n
g
 
p
o
l
i
c
y
.
 
B
e
-

cause the largest num
ber of A

m
ericans live in urban com

m
uni-

ties , the studies deal only w
ith cities and urban housing,

M
ost of the w

ealth of A
m

erica is in its cities, A
nd m

ost of
the w

ealth of cities is in residential structures and their related
utilities and facilities, T

he v
a
l
u
e
 
o
f
 
d
w
e
l
l
i
n
g
s
 
a
l
o
n
e
 
s
t
a
n
d
s

at over $300 billion , a figure tw
ice as large as the assets of

the country
s 500 biggest m

anufacturing com
panies. N

ot only
is housing the largest single item

 in our national w
ealth

, but
that part of it w

hich is new
ly constructed am

ounts on the
average to m

ore than a fifth of all our capital expenditures each
year. N

ew
 housing uses one- third of the lum

ber produced in

the country, tw
o-

t
h
i
r
d
s
 
o
f
 
t
h
e
 
b
r
i
c
k
s , at least half of m

ost

plum
bing item

s , and three- fourths of all gypsum
 products. Y

et
new

 housing in any given year is only 3 per cent of all housing.
T

hese statistics prove that housing is am
ong the m

ost im
por-

tant com
m

odities in our econom
y, but they do not prove that

our supply of housing m
eets the requirem

ents of all consum
ers

nor that it is produced a
s
 
e
f
f
i
c
i
e
n
t
l
y
 
a
s
 
p
o
s
s
i
b
l
e
,

F
o
r
 
h
o
u
s
i
n
g
,
 
a
s
 
f
o
r
 
o
t
h
e
r
 
c
o
m
m
o
d
i
t
i
e
s
,
 
t
h
e
 
m
a
r
k
e
t
 
p
l
a
c
e

tends to govern the quantity, quality, cost , and distribution of
the product. A

m
erica is properly fam

ous for w
hat it produces.

It is equally adm
ired for the m

ethods of production and distri-
bution w

hich its industries have developed, Particularly in the
past 25 years , accom

plishm
ents in housing have been consider-

able , but either they are not considerable enough or the
dissatisfied observers of , and participants in

, the housing m
ar-

ket argue their case m
ore eloquently than people do about

other com
m

odities and services.
T

he very nature of housing m
akes alm

o5t inevitable that
both the product of the housing industry and the m

echanism

o
f
 
t
h
e
 
h
o
u
s
i
n
g
 
m
a
r
k
e
t
 
s
h
o
u
l
d
 com

e under criticism
, U

nlike
m
o
s
t
 
o
t
h
e
r
 
e
c
o
n
o
m
i
c
 
c
o
m
m
o
d
i
t
i
e
s , housing is a

l
s
o
 
a
 
s
o
c
i
a
l

com
m

odity, A
s such

, it is overlaid w
ith all kinds of attributes

that blur the lines betw
een supply and dem

and , need and pref-
erence, In our system

 of values as w
ell as in our vernacular

the house is the hom
e. So long as it stands as the sym

bol of the
fam

ily, satisfaction w
ith it w

ill take as m
any form

s as the tradi-
tional sentim

ents w
hich people attach to it,

B
ut putting aside its social values , housing is still very differ-

ent from
 other econom

ic com
m

odities, Its scale of cost , for one

thing, is not m
atched by any other c

o
m
m
o
d
i
t
y
.
 
F
o
r
 
m
o
s
t

householders , m
onthly housing outlays represent their largest

current expenditure after food and- if they buy a house- their
largest single expenditure in a lifetim

e. A
nother of its distin-

guishing attributes is im
m

obility. A
 pair of s

h
o
e
s
 
o
r
 
a
n
 
a
u
t
o
-

m
obile can be shipped from

 one part of the country to another



as dem
and varies regionally. M

ost housing, on the other hand
is im

m
obile; it is tied to its land, S

till another exam
ple of differ-

ence is the fact that the m
arket for housing is essentially one for

an existing stockpile; even in years of highest new
 housing pro-

duction
, the stockpile still m

eets 97 per cent of the dem
and for

housing. C
oupled w

ith the high level of expenditure alw
ays re-

quired for housing, it m
akes the m

arket respond dispropor-
tionately to sudden declines in the econom

y and in consum
er

incom
e. T

he D
epression of the thirties, for exam

ple, w
hile it

greatly reduced the production of a
u
t
o
m
o
b
i
l
e
s
 
a
n
d
 
o
t
h
e
r
 
c
o
n
-

s
u
m
e
r
 
g
o
o
d
s, cut dow

n the num
ber of new

 housing starts pro-
portionately very m

uch m
ore, B

ecause housing is so vulnerable
to econom

ic fluctuations, it has rarely attracted large am
ounts

of risk capital from
 individual firm

s,
R

elatively few
 of housing

s sm
all businessm

en have intro-
duced technological a

d
v
a
n
c
e
s
 
i
n
t
o
 
t
h
e
i
r
 operations, W

here
t
h
e
y
 
h
a
v
e, the results have been rem

arkable, but the sm
all scale

at w
hich m

ost of them
 operate has generally precluded their

investing in m
uch m

ore than an occasional m
arket analysis or

research in design, T
heir scale of operation also tends to foster

labor practices w
hich

,
 
w
h
i
l
e
 
p
r
o
t
e
c
t
i
n
g
 
t
h
e
 
o
t
h
e
r
w
i
s
e
 
p
r
e
-

carious position of w
orkers in a s

e
a
s
o
n
a
l
 
a
n
d
 
f
l
u
c
t
u
a
t
i
n
g
 
t
r
a
d
e

nevertheless contribute to production inefficiencies, B
ut if the

s
m
a
l
l
 
b
u
s
i
n
e
s
s
m
a
n
 
i
n
 
h
o
u
s
i
n
g
 
s
o
m
e
t
i
m
e
s
 operates at a dis-

advantage, he has nonetheless b
e
e
n
 
r
e
m
a
r
k
a
b
l
y
 successful in

W
ashington, Since the 1930S

 he has persuaded the Federal gov-
ernm

ent to underw
rite the housing m

arket w
ith credit m

ech-
anism

s and other benefits w
hich elim

inate m
uch of his risk.

It is im
portant to rem

em
ber, how

ever, that F
ederal policies

w
hich reduce risk in hom

e building have not been adopted
sim

ply because housing has extraordinarily persuasive spokes-
m
e
n
,
 
I
n
d
u
c
e
m
e
n
t
s
 
t
o
 
t
h
e
 
c
o
n
s
t
r
u
c
t
i
o
n
 
i
n
d
u
s
t
r
y
 
a
n
d
 
t
o
 
t
h
e

m
anufacturers of m

aterials have becom
e traditional com

pensa-
tory m

easures w
hen the econom

y slum
ps,

T
here is c

o
n
s
i
d
e
r
a
b
l
e
 
i
r
o
n
y
 
i
n
 
t
h
e
 
f
a
c
t
 
t
h
a
t
 
t
h
e
 
v
e
r
y
 pro-

tective devices w
hich surround the production and m

arketing
of housing inhibit its industrial rationalization. A

s the risk goes
dow

n
,
 
s
o
 
d
o
e
s
 
c
o
m
p
e
t
i
t
i
o
n , and com

petition i
s
 
o
n
e
 
o
f
 
t
h
e

essential ingredients for successful production and m
erchan-

dising in A
m

erica, Piece by piece , the w
hole setting for hous-

ing tends to m
agnify the inability of p

r
i
v
a
t
e
 
e
n
t
e
r
p
r
i
s
e
 
t
o

m
erchandise housing in the extraordinary w

ay that the A
m

er-

ican econom
y m

erchandises its soup and soap, aspirins and
a
u
t
o
m
o
b
i
l
e
s
.
 
I
t
 
i
s
 
h
a
r
d
l
y
 surprising, therefore , that the con-

sum
er has com

e to place less and less attention on his dw
elling

and m
ore and m

ore attention on nationally advertised com
-

m
odities to go into his dw

elling or to use outside it,
T

his w
idespread shift in consum

er values hits hard at every
city

s struggle to stay viable , for the state of our dw
ellings and

the state of our cities are inseparable, R
elatively m

inor deterio-
ration and obsolescence in a city

s residential parts can have
m
a
j
o
r
 
e
c
o
n
o
m
i
c
 repercussions on the w

hole urbanized area,
So can inappropriate locations of housing types and levels of
density. If housing types d

e
t
e
r
m
i
n
e
 
t
h
e
 
p
a
t
t
e
r
n
 
o
f
 social or-

g
a
n
i
z
a
t
i
o
n
 
a
n
d
 
a
c
t
i
v
i
t
y
 
i
n
 
t
h
e
 
c
i
t
y
,
 
d
e
n
s
i
t
y
 
d
e
t
e
r
m
i
n
e
s
 
t
h
e

city
s size and circulation, In different com

binations they add
up to a greater or lesser public investm

ent in schools , parks

playgrounds
,
 
s
t
r
e
e
t
s , and utilities a

n
d
 
t
o
 
a
 
g
r
e
a
t
e
r
 
o
r
 lesser

econom
ic return to the private entrepreneurs w

ho invest in
build , ow

n
, and m

anage housing or provide a range of services
and com

m
odities for its occupants, N

ext to their em
ploym

ent
w

here people live and the w
ay they live constitute the m

ost
im

portant feature of urban policy,
W

ithin this general setting, the A
C

T
IO

N
 Series in H

ousing

and C
om

m
unity D

evelopm
ent deliberately com

bines research
and policy-m

aking activities to help clear aw
ay o

b
s
t
a
c
l
e
s
 
t
h
a
t

stand in the w
ay of the kinds of com

m
unities that w

ill m
eet

the requirem
ents of new

 quantities and qualities-aesthetic as
w

ell as econom
ic and social- in A

m
erican life, T

hroughout
the preparation of the volum

es there has been unique interplayX
lII



IC
'I,.

betw
een the researcher and representatives of the key groups

w
hich m

ake public and private policy for the housing m
arket

a
n
d
 
f
o
r
 
u
r
b
a
n
 
d
e
v
e
l
o
p
m
e
n
t
,

F
 or all the studies, I sought to associate w

ith the Series the
ablest persons I could find, Som

e of the authors, although in-
form

ed on housing m
atters, had not previously w

ritten about
them

. T
heir points of view

, I felt, w
ere likely to be uncluttered

by old attachm
ents, I a

s
l
c
e
d
 
o
t
h
e
r
 
p
e
r
s
o
n
s
 
t
o
 participate in the

Series, how
ever, because they so clearly w

ere e
x
p
e
r
t
s
 
i
n
 
t
h
e

field,
M

y m
ethod of o

r
g
a
n
i
z
a
t
i
o
n
 
f
o
r
 
t
h
e
 
S
e
r
i
e
s
 w

as this: T
he

prim
ary agents w

hose decisions determ
ine how

 effectively
housing and com

m
unity services respond at any point in tim

e
to the often conflicting dem

ands and requirem
ents that are

m
ade upon them

 w
ere identified as the investor, the producer

the consum
er, the governm

ent, and the com
m

unity, For each
of these m

ajor areas of housing involvem
ent and interest

A
C

T
IO

N
'
s
 
d
i
r
e
c
t
o
r
s
 
s
e
t
 
u
p
 
a
n
 

a
d
 
b
o
c
 

com
m

ittee w
hose re-

sponsibility w
as to suggest feasible courses of action w

hich
stem

m
ed from

 the subject m
atter dealt w

ith by the researchers
f
o
r
 
t
h
e
 
s
e
p
a
r
a
t
e
 
v
o
l
u
m
e
s
,

T
hus , w

ithin the broad category of investm
ent

,
 
t
h
e
 

ad boc
C

om
m

ittee on the Investor considered the problem
s of rental

h
o
u
s
i
n
g
 
a
n
d
 
r
e
h
a
b
i
l
i
t
a
t
i
o
n
,
 
I
n
 
h
i
s
 
s
t
u
d
y
,
 

R
ental H

ousing: O
p-

portunities for Private Investm
ent

L
o
u
i
s
 
W
i
n
n
i
c
k
 
u
n
c
o
v
e
r
s

m
any of the deep-seated forces w

hich have produced a signifi-
cant decline in apartm

ent construction, H
e sets forth reasons

w
hy life insurance com

panies have abandoned their rental-
housing program

s and w
hy apartm

ent developers have becom
e

so dependent on governm
ent m

ortgage aids. B
ut he also out-

lines an im
pressive list of factors w

hich point to a broader de-
m

and for urban a
p
a
r
t
m
e
n
t
s
 
i
n
 
t
h
e
 
f
u
t
u
r
e
,
 T
h
e
 
c
o
m
m
i
t
t
e
e

second area of interest, the econom
ic feasibility of rehabilita-

tion, had its inception in the
great stress on rehabilitation ex-

pressed in the urban-renew
al provisions of the H

ousing A
ct of

1
9
5
4
'
 
I
n
 

R
esidential R

ebabilitation: Private Profits and Public
Purposes

M
iles L

. C
olean and W

illiam
 W

. N
ash p

r
e
s
e
n
t
 
a

com
prehensive exam

ination of the rehabilitation m
a
r
k
e
t
 
a
n
d

the individuals w
ho operate successfully in it, B

ased on inten-
sive field investigation and factual accounts of operations by
w

ell- know
n rehabilitators in a num

ber of cities
, the study ex-

plores investm
ent opportunities in housing rehabilitation and

d
i
s
c
u
s
s
e
s
 
t
h
e
 
r
o
l
e
 
l
o
c
a
l
 governm

ent can play in stim
ulating re-

habilitation either inside or outside official urban- renew
al areas.

T
he C

om
m

ittee on the Producer accepted the c
h
a
l
l
e
n
g
e
 
o
f

p
r
o
p
o
s
i
n
g
 
w
a
y
s
 
t
o
 achieve the potential opportunities for

technological change in the design and production of housing.
A

s a basis for these proposals , B
urnham

 K
elly and a team

 of
associated experts at the M

assachusetts Institute of T
echnology

analyze the blocks w
hich prevent the housing industry from

taking advantage of a new
 w

ay of life and cost-saving features
offered by new

 design and technology. T
heir book

D
esign

a
n
d
 
t
b
e
 
H
o
u
s
i
n
g
 
I
n
d
u
s
t
r
y
,
 

e
x
p
l
o
r
e
s
 
t
h
e
 
r
o
l
e
s
 
o
f
 
t
h
e
 
b
u
i
l
d
e
r

the labor union
,
 
t
h
e
 
m
a
n
u
f
a
c
t
u
r
e
r
 
o
f
 
b
u
i
l
d
i
n
g
 
m
a
t
e
r
i
a
l
s , the

architect , and the public offici::ll , and points out w
ays in w

hich
their com

bined efforts can introduce m
any form

s of im
proved

design and technological innovation into future hom
e- building

operations,
Problem

s w
ith w

hich the C
om

m
ittee on the C

onsum
er dealt

a
r
e
 
i
n
t
e
r
r
e
l
a
t
e
d
 
w
i
t
h
 
a
l
l
 
t
h
e
 
o
t
h
e
r
 
s
t
u
d
i
e
s
 
i
n
 
t
h
e
 
S
e
r
i
e
s , as the

com
m

ittee faced the issue of w
hether the behavior of the con-

sum
er can be altered to induce him

 to place a higher value on
housing and the neighborhood am

enities w
hich com

plem
ent it.

N
e
l
s
o
n
 
F
o
o
t
e
,
 
J
a
n
e
t
 
A
b
u
- L

ughod , M
ary M

ix F
o
l
e
y
,
 
a
n
d

L
ouis W

innick collaborated in the research and w
riting 

C
onsum

er C
boice and H

ousing: Present B
ebavior and Future

E
xpectations

w
hich brings together know

ledge about the
values people attach to their housing and the degree to w

hich
they appear to be realizing or sacrificing t

h
o
s
e
 
v
a
l
u
e
s
,
 
I
n
 
h
i
s

chapters , Foote presents som
e original and thought- provoking

X
lV

it,



m
a
t
e
r
i
a
l
 
o
n
 
t
h
e
 
o
r
g
a
n
i
z
a
t
i
o
n
 
o
f
 
t
h
e
 
d
w
e
l
l
i
n
g
 
u
n
i
t
 
f
o
r
 
t
h
e
 
k
i
n
d

of urban life now
 developing in m

ost A
m

erican cities,
B

ecause housing is a com
m

odity w
hose social value m

akes
it a m

atter of national interest, it w
as necessary to explore the

role the Federal governm
ent plays in its production and con-

sum
ption, T

he C
om

m
ittee on the G

overnm
ent , therefore , w

as
concerned largely w

ith how
 housing credit policies of the

F
ederal governm

ent im
pede or stim

ulate desirable com
petitive

p
r
a
c
t
i
c
e
s
 
i
n
 
t
h
e
 housing m

arket and provide n
e
c
e
s
s
a
r
y
 
p
r
o
-

tective devices for consum
ers w

ho for reasons of age
, incom

e
discrim

ination, or incapacity cannot com
pete successfully in

the m
arket, C

harles M
. H

aar
,
 
i
n
 

F
ederal C

redit and P
ri-

vate H
ousing: T

be M
ass F

inancing D
ilem

7na
gives a com

pre-
hensive account of the tw

enty- year evolution of Federal hous-
ing credit program

s and provides a stim
ulating reappraisal of

their im
pact on the housing m

arket.
Finally, the studies w

hich cam
e under the view

 of the C
om

-
m

ittee on the C
om

m
unity explore both the responsibility and

the lim
itations of local governm

ent in the achievem
ent of a

higher standard of urban life, H
ere the principal issues w

ere
ones of governm

ental structure as it affects the standard of
h
o
u
s
i
n
g
 
i
n
 
m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a
s , and of levels of expenditure for

housing and related facilities required to reach a set of tenta-
tive goals throughout an urban area. E

dw
ard C

. B
anfield and

M
orton G

rodzins are deliberately quizzical and provocative
as they explore the first 

i
s
s
u
e
 
i
n
 

G
overnm

ent and H
ousing in

M
e
t
r
o
p
o
l
i
t
a
n
 
A
1
'

eas. 
T

hey look carefully at the political im
-

p
e
d
i
m
e
n
t
s
 
t
o
 
l
a
r
g
e
-
s
c
a
l
e
 
s
t
r
u
c
t
u
r
a
l
 
c
h
a
n
g
e
s
 
i
n
 
m
e
t
r
o
p
o
l
i
t
a
n

governm
ents; exam

ine the lack of logic underlying m
any cur-

r
e
n
t
 
s
c
h
e
m
e
s
 
f
o
r
 reorganization; point up som

e v
a
l
u
e
s
 
o
f
 
t
h
e

c
h
a
o
s
 
o
f
 
g
o
v
e
r
n
m
e
n
t
s
"
 
i
n
 
m
e
t
r
o
p
o
l
i
t
a
n
 areas; and offer a

m
odel for action

" looking to governm
ental change on a scale

needed in term
s of im

proved housing and possible in term
s of

political realities, In the second study prepared for the C
om

-
m

ittee on the C
om

m
unity, John M

. D
yckm

an and R
eginald

R
,
 
I
s
a
a
c
s
 
e
x
p
l
o
r
e
 
t
h
e
 
q
u
e
s
t
i
o
n
s
 
o
f
 
o
u
r
 
a
b
i
l
i
t
y
 
t
o
 
p
a
y
 
f
o
r
 
r
e
-

quired investm
ent in cities and the organization of our econ-

o
m
y
 
n
e
c
e
s
s
a
r
y
 
t
o
 
r
e
a
l
i
z
e
 
u
r
b
a
n
 
g
o
a
l
s
,
 
I
n
 

C
apital R

equirem
ents

f
o
r
 
U
r
b
a
n
 
D
e
v
e
l
o
p
m
e
n
t
 
a
n
d
 
R
e
n
e
w
a
l

they translate national
expenditure totals into specific changes in the urban environ-
m

ent and convert specific local program
s into a national bill

of goods.
T

he final volum
e- the over-all view

 of the A
C

T
IO

N
 Series

brings together the principal p
o
i
n
t
s
 
i
n
 
e
a
c
h
 
o
f
 
t
h
e
 
o
t
h
e
r

v
o
l
u
m
e
s
 
a
n
d
 
p
u
t
s
 
t
h
e
m
 
i
n
 
t
h
e
 
s
e
t
t
i
n
g
 
o
f
 
t
h
e
 
t
o
t
a
l
 
h
o
u
s
i
n
g

m
arket and public policy, T

he consolidated s
u
g
g
e
s
t
i
o
n
s
 
o
f
 
t
h
e

five 
a
d
 
b
o
c
 

com
m

ittees , w
hich appear in the over-all view

, thus

becom
e the preface for action,

A
s the c

o
m
m
i
t
t
e
e
s
 
r
e
v
i
e
w
e
d
 
t
h
e
 research m

aterials pre-

sented to them
, they sought to suggest policies and activities

w
hich if im

plem
ented by public agencies , private groups , or

institutions under the stim
ulus of A

C
T

IO
N

 m
ight reasonably

help achieve the m
ajor objectives for the Series. T

he steps the
com

m
ittees recom

m
end are an attem

pt to e
s
t
a
b
l
i
s
h
 
a
 
l
e
v
e
l
 
o
f

aspiration for housing and urban developm
ent against w

hich
private and public decision m

akers can form
ulate policies and

program
s that w

ith m
ore ingenuity and flexibility than has

been show
n in the past w

ill enable the housing m
arket to func-

tion to its lim
it in satisfying the value w

e place upon its prod-
uct. T

he com
bined report of the com

m
ittees , w

hich appears

in the last volum
e of the Series , includes a plea for the em

-
pirical testing in m

any com
m

unities of a w
ide variety of new

practices. 
In a field such as housing and urban developm

ent in w
hich

o
n
l
y
 
a
 
s
m
a
l
l
 am

ount of research has or is being done , any

effort is a pioneering one. T
hose w

ho m
ake it do so not only

w
ith the expectation that it w

ill provide a fresh outlook for
scholars and policy m

akers , but w
ith the intention that it w

ill
provoke the next push forw

ard, T
his Series , w

hose preparation

b
e
g
a
n
 
i
n
 
F
e
b
r
u
a
r
y
 
o
f
 
1
9
5
6
,
 is heavily indebted to several im

-

X
V

i
X

V
ll



portant predecessors: T
he T

w
entieth C

entury Fund's com
-

prehensive analysis by M
i
l
e
s
 
L
.
 
C
o
l
e
 
a
n

A
m

erican H
ousing:

P
r
o
b
l
e
m
s
 
a
n
d
 
P
r
o
s
p
e
c
t
s
;
 

the scholarly research of E
rnest M

.
Fisher and his associates at C

olum
bia U
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m
a
g
a
z
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n
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.
 
B
o
t
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IN
T

R
O

D
U

C
T

IO
N

T
o
 
L
e
o
n
a
r
d
 
D
.
 
W
h
i
t
e

T
h
i
s
 
b
o
o
k
 
i
s
 
a
d
d
r
e
s
s
e
d
 

to 
t
w
o
 
m
a
i
n
 questions:

I. 
H

ow
 

does the structure of governm
ent in m

etropolitan
areas affect the quality, quantity, and price of h

o
u
s
i
n
g
 
a
n
d

related com
m

unity facilities?
2. W

hat c
h
a
n
g
e
s
 
i
n
 
t
h
i
s
 
g
o
v
e
r
n
m
e
n
t
a
l
 structU

re w
ould

im
prove the housing situation?
A

s far as it is possible , this book deals w
ith the effects on

h
o
u
s
i
n
g
 
o
f
 
t
h
e
 

structure 
of governm

ent rather than w
ith the

e
f
f
e
c
t
s
 
o
n
 
h
o
u
s
i
n
g
 
o
f
 
t
h
e
 

policy 
of governm

ent, Structure and
policy cannot ,

 
o
f
 
c
o
u
r
s
e
,
 
a
l
w
a
y
s
 
b
e
 
s
e
p
a
r
a
t
e
d
.
 
N
e
v
e
r
t
h
e
l
e
s
s

the book attem
pts to take the content of policy a

s
 
f
i
x
e
d
 
o
r

given
"
 
a
n
d
 

to 
look only at the 

consequences 
for 

housing of

the w
ay governm

ent is
,
 
o
r
 
m
i
g
h
t
 
b
e

,
 
o
r
g
a
n
i
z
e
d
.
 

From
 

this

special standpoint , that governm
ental structure is best w

hich
produces the best housing situation, A

 " satisfactory
"
 
h
o
u
s
i
n
g

sitU
ation is defined as one in w

hich there is adequate provision

o
f
 
n
e
w
 
h
o
u
s
i
n
g
 
i
n
 

both 
large and sm

all tracts; existing housing

is rehabilitated and conserved w
here it is econom

ically sound
to 

do 
so; 

h
o
u
s
i
n
g
 
w
h
i
c
h
 
c
a
n
n
o
t
 
b
e
 
e
c
o
n
o
m
i
c
a
l
l
y
 
m
a
i
n
t
a
i
n
e
d

i
s
 
r
e
p
l
a
c
e
d
 

by 
new

 housing or 
converted 

to 
o
t
h
e
r
 
s
u
i
t
a
b
l
e

uses; there is adequate provision of such related f
a
c
i
l
i
t
i
e
s
 
a
s

schools
,
 
p
a
r
k
s
,
 
t
r
a
n
s
p
o
r
t
a
t
i
o
n , and shopping places; and no

i
n
c
o
m
e
 
o
r
 
e
t
h
n
i
c
 
g
r
o
u
p
 
l
a
c
k
s
 
o
p
p
o
r
t
u
n
i
t
y
 

to 
secure adequate

housing.
T

he volum
e is in three m

ain parts.

I ~



P
art O

ne describes the governm
ental structure w

hich char-
acteristically exists in m

etropolitan areas, defines the nature of
the problem

 of m
etropolitan organization

, and considers w
hy

so little has com
e of the m

any s
c
h
e
m
e
s
 
t
h
a
t
 
h
a
v
e
 
b
e
e
n
 
a
d
-

vanced for solving it,
Part T

w
o

, based largely upon field interview
s in a num

ber
o
f
 
m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a
s, analyzes the view

s of inform
ed persons

regarding im
pedim

ents to im
provem

ents in housing sitU
ations

w
hich arise out of inadequate governm

ental structU
re,

P
a
r
t
 
T
h
r
e
e
 
e
x
a
m
i
n
e
s
 
t
h
e
 
m
a
j
o
r
 
r
e
m
e
d
i
e
s
 that have been

p
r
o
p
o
s
e
d
 
f
o
r
 
t
h
e
 ills of m

etropolitan governm
ent as these

bear upon the housing situation, and sets forth som
e conclu-

sions and recom
m

endations,
A

s the follow
ing pages show

,
 
c
h
a
n
g
e
s
 
i
n
 
g
o
v
e
r
n
m
e
n
t
a
l

s
t
r
u
c
t
u
r
e
 
i
n
 
t
h
e
 
m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a
s
 m

ay do m
uch to im

prove
the housing situation, B

ut it should be said at the o
U
t
s
e
t
 
t
h
a
t

the fundam
ental causes of unsatisfactory housing are unrelated

to the w
ay local governm

ents are organized, O
ne of these

fundam
ental causes is

,
 
o
f
 
c
o
u
r
s
e
,
 
p
o
v
e
r
t
y
:
 
t
h
e
 scarcity of

resources in relation to w
ants, A

nother is im
perfections in the

capital m
arket that d

i
s
c
o
u
r
a
g
e
 
t
h
e
 
f
r
e
e
 
f
l
o
w
 
o
f
 
i
n
v
e
s
t
m
e
n
t

into housing, A
 third is the virtual exclusion of a large num

ber
of consum

ers , N
egroes and others, from

 im
portant sections of

the housing m
arket, T

hese problem
s m

ay to som
e extent be

m
e
t
 
b
y
 
g
o
v
e
r
n
m
e
n
t
a
l
 action, B

ut this is not to say that they
can be dealt w

ith by 
c
h
a
n
g
e
s
 
i
n
 
t
h
e
 

structure 
of governm

ent.
A

n attem
pt is m

ade here to clarify som
e m

atters w
hich are

u
n
c
l
e
a
r
 
i
n
 
m
o
s
t
 
d
i
s
c
u
s
s
i
o
n
s , including: the effects on housing

of the w
ay governm

ent is organized; the advantages and dis-
advantages w

hich m
ay realistically be expected from

 the vari-
ous schem

es of reorganization that are com
m

only offered; and
w

hat is politically possible in ' the w
ay of reform

 and reorgan-
ization, T

he discussion leads to em
phasis on som

e facets of the

IN
T

R
O

D
U

C
T

IO
N

problem
 w

hich are often ignored: the im
portance , for exam

-

ple, of racial and other differences betw
een the populations

of central cities and suburbs,
T

his w
ork puts in new

 p
e
r
s
p
e
c
t
i
v
e
 
t
h
e
 
o
l
d
 
i
d
e
a
 
t
h
a
t
 
t
h
e
r
e

ought to be a single general local governm
ent for each m

etro-
politan area- an idea w

hich
, how

ever disguised or com
pro-

m
ised , is usually favored by those w

ho w
rite about problem

s

of m
etropolitan governm

ent, T
his schem

e , if achievable , w
ould

not be the unm
ixed blessing that m

any people claim
, B

ut the
m

ore im
portant point is that in m

ost places it is not achievable

in the foreseeable future, D
espite the lim

itations w
hich politi-

cal reality im
poses , this book show

s that m
uch can be done

to m
ake local governm

ent structU
re m

ore responsive to the

h
o
u
s
i
n
g
 
n
e
e
d
s
 
o
f
 
t
h
e
 
m
e
t
r
o
p
o
l
i
t
a
n
 
p
o
p
u
l
a
t
i
o
n
s
,
 
p
o
p
u
l
a
t
i
o
n
s

w
hich now

 include m
ost of the people in the country,

IN
T

R
O

D
U

C
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C
h
a
p
t
e
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T
H
E
 
S
T
R
U
C
T
U
R
E
 
O
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G
O

V
E

R
N

M
E

N
T

 IN
M

E
T

R
O

PO
L

IT
A

N
 A

R
E

A
S

L
ocal governm

ents in m
etropolitan areas are num

erous and
overlapping, and their jurisdictions do not c

o
r
r
e
s
p
o
n
d
 
w
i
t
h

the areas for w
hich public services are required. T

he virtues
a
n
d
 
v
i
c
e
s
 
o
f
 
s
u
c
h
 
a
 
s
y
s
t
e
m
 
a
s
i
d
e , the natU

re of the system
 can

easily be m
ade apparent.

1 A
lthough the num

ber of m
etropolitan areas has increased som

ew
hat , it

is convenient to use the data from
 the 1950 census. A

s defined by t
h
e
 
c
e
n
s
u
s
,

a standard m
etropolitan area is a county or group o

f
 
c
o
n
t
i
g
u
o
u
s
 
c
o
u
n
t
i
e
s

w
hich contain at least one city of 50

0
0
0
 
i
n
h
a
b
i
t
a
n
t
s
 
o
r
 
m
o
r
e
,
 
I
n
 
a
d
d
i
t
i
o
n
 
t
o

the county or counties containing such a city, or cities, contiguous counties
a
r
e
 
i
n
c
l
u
d
e
d
 
i
n
 
a
 
s
t
a
n
d
a
r
d
 
m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a
 
i
f
 
t
h
e
y
 
a
r
e
 essentially m

etro-
politan in character and socially and econom

ically integrated w
ith the cen-

t
r
a
l
 
c
i
t
y
,

detailed bibliography on m
etropolitan g

o
v
e
r
n
m
e
n
t
 
i
s
 
G
o
v
e
r
n
m
e
n
t

A
f
f
a
i
r
s
 
F
o
u
n
d
a
t
i
o
n

M
etropolitan C

om
m

unities: A
 B

ibliography, 
Public

A
dm

inistration Service, C
hicago

,
 
1
9
5
6
,

Ii!

: ;iii'

11,

ii'i

M
any G

overnm
ents

E
ighty- four m

illion persons-m
ore than half the population

of the U
nited States- live in 168 m

etropolitan areas,
l
 
A
l
t
o
-

gether these areas are som
ew

hat sm
aller than T

exas , yet they
a
r
e
 
g
o
v
e
r
n
e
d
 
b
y
 
m
o
r
e
 
t
h
a
n
 
1
6

000 independent local bodies.
N

one has a single , all- purpose local governm
ent for the w

hole



area. T
w

enty-three of the m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a
s
 
e
x
t
e
n
d
 
a
c
r
o
s
s

state lines and another tw
enty-eight extend up to a state line

(see Figure I). T
he num

ber and types of local governm
ents

are show
n in T

able I.
Som

e m
etropolitan areas have m

any m
ore local governm

ents
than others. In fact, eleven areas, w

ith about 45 per cent of the
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.
 
S
t
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r
o
p
o
l
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t
a
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a
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1
9
5
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total m
etropolitan-area population , have som

ew
hat m

ore than
one- third of all the governm

ents. If m
ere num

bers of local
governm

ents w
ere a significant indicator ,

 
t
h
e
 
p
r
o
b
l
e
m
 
o
f

structure w
ould be w

orst in the cities listed in T
able 

A
ctually such totals m

ean relatively little. If schools happen
to 

be organized on a district basis
,
 
f
o
r
 
e
x
a
m
p
l
e , the num

ber

:10

(
S
o
u
r
c
e
:
 
B
u
r
e
a
u
 
o
f
 
t
h
e
 
C
e
n
s
u
s
.
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of "local governm
ents

"
 
a
p
p
e
a
r
s
 
v
e
r
y
 
i
m
p
r
e
s
s
i
v
e, although a

large num
ber of school districts does not n

e
c
e
s
s
a
r
i
l
y
 
i
n
d
i
c
a
t
e

a serious problem
 of organization.

T
A

B
LE

 3:
N

um
ber of M

unicipal G
overnm

ents w
ithin M

etropolitan
A

reas by Size of L
argest C

ity

N
U
7
1
2
b
e
r
 
o
f
 
m
u
n
i
c
i
p
a
l
i
t
i
e
s

Size of largest
111' etro-

city in each
politan

O
ver

000-
000-

U
nder

m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a

areas
000

000
000

000
A

ll

O
v
e
r
 
1

000
000

534
140

748

500, 0
0
0
 
t
o
 
1

000
000

413
220

694

250
000 to

500
000

164
174

364

100
000 to

250
000

322
207

606

000 to
100

000
355

307
752

T
otal

168
232

788
048

164

T
A

B
L

E
 

1: 
N

um
ber of L

ocal G
overnm

ents in 1
6
8
 
M
e
t
r
o
p
o
l
i
t
a
n
 
A
r
e
a
s

(1952)

C
ounties

T
ow

nships
M

unicipalities
S

pecial districts
S

chool districts

T
otal

256
328
164 -
598
864

210

N
ote: T

he data in this and T
a
b
l
e
s
 
2

, 3
, 4, and 6 are from

 V
,S, B

ureau
of the C

ensus
L

ocal G
overnm

ent in M
etropolitan A

reas
A
p
r
,
 
2
,
 
1
9
5
4
.

T
he category "special districts

"
 
i
s
 
p
r
o
b
a
b
l
y
 
t
h
e
 
o
n
l
y
 
o
n
e
 
r
e
q
u
i
r
i
n
g

explanation. M
ost of these perform

 a single function
, especially fire

protection (18 per cent), drainage (18 per cent), soil conservation
(16 per cent), public housing (7 per cent), and cem

etery m
aintenance

(7 per cent). E
very state has som

e special districts
,
 
b
u
t
 
s
i
x
 states

(Illinois
,
 
C
a
l
i
f
o
r
n
i
a, N

ew
 Y

ork
,
 
M
i
s
s
o
u
r
i
,
 
K
a
n
s
a
s
,
 
a
n
d
 
W
a
s
h
i
n
g
t
o
n
)

have half the total.

C
ounty governm

ents in m
etropolitan areas are relatively

few
. T

he eighteen largest areas (those w
ith a central- city

p
o
p
u
l
a
t
i
o
n
 
i
n
 
e
x
c
e
s
s
 
o
f
 
5
0
0

000) average 3.7
 
c
o
u
n
t
y
 
g
o
v
e
r
n
-

m
e
n
t
s
.
 
B
u
t
 
o
n
l
y
 
a
b
o
u
t
 
o
n
e
- quarter of the other m

etropolitan

areas have m
ore than one county governm

ent. M
ore than

6
5
 
p
e
r
 
c
e
n
t
 
o
f
 

all 
areas have only one (in eleven cases there

are none) county governm
ent (T

able 4)' T
his im

m
ediately

suggests that the central counties m
ight p

l
a
y
a
 
m
o
r
e
 
i
m
p
o
r
t
a
n
t

T
A

B
LE

 2:
N

um
ber of G

overnm
ents in S

e
l
e
c
t
e
d
 
M
e
t
r
o
p
o
l
i
t
a
n
 
A
r
e
a
s

A
rea

G
o1le1'1Z

m
ents

A
rea

G
overnm

ents

N
ew

 Y
ork

071
D

etroit
355

C
hicago

960
M

inneapolis
316

Philadelphia
702

Portland
314

Pittsburgh
616

L
o
s
 
A
n
g
e
l
e
s

298
S

t, Louis
420

M
adison

292
S

an F
rancisco

372

T
A
B
L
E
 
4
:
 N

um
ber of C

ounties in M
etropolitan A

reas

N
um

ber of counties
M

etropolitan areas

1101
 
(
S
a
n
 
F
r
a
n
c
i
s
c
o
)

2
 
(
C
h
i
c
a
g
o
 
a
n
d
 
W
h
e
e
l
i
n
g
)

1
 
(
P
h
i
l
a
d
e
l
p
h
i
a
)

1 (N
ew

 Y
ork)

If only m
unicipal corporations are counted

, the num
ber of

g
o
v
e
r
n
m
e
n
t
s
 
i
n
 
t
h
e
 m

etropolitan areas is by no m
eans so

s
t
r
i
k
i
n
g
 
(
T
a
b
l
e
 
3
)
.
 
N
e
v
e
r
t
h
e
l
e
s
s
,
 
t
h
e
 
s
e
v
e
n
t
y
 
-
s
e
v
e
n
 
s
m
a
l
l
e
s
t

areas have w
ithin them

 an average of ten m
unicipalities. A

nd
in the five largest m

etropolitan areas there are no few
er than

748 m
unicipalities , an average of 1

4
9
 
g
e
n
e
r
a
l
-purpose govern-

m
ents per area.

T
otal

256
168
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role than they now
 do a

s
 
u
n
i
t
s
 
o
f
 
g
e
n
e
r
a
l
 governm

ent in

m
etropolitan areas , a point discussed in C

hapter 9.

Patterns of G
row

th
O

ne fact is certain: in the future the m
etropolitan areas w

ill
b
e
 
m
o
r
e
 
n
u
m
e
r
o
u
s
,
 
l
a
r
g
e
r
,
 
a
n
d
 
h
a
v
e
 
i
n
c
r
e
a
s
e
d
 
p
o
p
u
l
a
t
i
o
n

densities. A
ccretions to the total population and m

igration

from
 rural areas , especially from

 the South
, w

ill increase the

num
ber of persons living in m

etropolitan areas from
 95 m

il-

lion (in 1955) to an estim
ated 1 50 m

i
l
l
i
o
n
 
i
n
 
1
9
7
5
.
 W

hereas

slightly m
ore than half of the nation

s population lived in

m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a
s
 
i
n
 
1
9
5
0 , alm

ost 70 per cent w
ill live there

in 1975 (T
able 5)'

T
he num

ber of standard m
etropolitan a

r
e
a
s
 
w
i
l
l
 
i
n
c
r
e
a
s
e

som
ew

hat , but population grow
th w

ill be greatest around the
cities w

hich are already the largest. In m
ost of the m

etro-

politan areas the central cities w
ill grow

 m
ore s

l
o
w
l
y
 
t
h
a
n

their hinterlands: at least 60 per cent of the increase w
ill take

p
l
a
c
e
 
i
n
 
t
h
e
 
s
u
b
u
r
b
s
 
o
r
 
i
n
 
p
r
e
s
e
n
t
 
i
n
c
o
r
p
o
r
a
t
e
d
 
a
r
e
a
s
.

2 A
s

F
i
g
u
r
e
 
2
 
s
h
o
w
s
,
 
t
h
i
s
 
i
s
 
a
 
t
r
e
n
d
 
t
h
a
t
 
i
s
 
a
l
r
e
a
d
y
 established.

W
hereas the central cities in 1

9
5
0
 
c
o
n
t
a
i
n
e
d
 
a
l
m
o
s
t
 
6
0
 
p
e
r

cent of the entire population of m
etropolitan areas (T

able 6),

T
A
B
L
E
 
6
:
 
P
e
r
c
e
n
t
a
g
e
 D

istribution of Population w
ithin Standard

M
e
t
r
o
p
o
l
i
t
a
n
 
A
r
e
a
s
,
 
1
9
5
0

C
entral city

M
etropolitan ring
U

rban
Suburbs and fringe
Satellite urban

R
u
r
a
l
 
m
e
t
r
o
p
o
l
i
t
a
n

57.
42,

28.

24.

13.

100.

2 For an analysis of the population redistribution w
ithin m

etropolitan areas
b
e
t
w
e
e
n
 
1
9
0
0
 
a
n
d
 
1
9
5
0
,
 
s
e
e
 
A
m
o
s
 
H
a
w
l
e
y
,
 

T
he C

hanging Shape of M
etro-

politan A
m

erica
T

he Free Press , G
lencoe , Ill.

,
 
1
9
5
6
.
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they w
ill contain 30 per cent or less by 1975. T

he m
etropoli-

tan problem
 by that date, purely in term

s of population, w
ill

be less a central city problem
 and m

ore a problem
 of urban

spraw
l.

Percent

C
entral
cities

Satellite
suburbs

U
norganized

fringes

C
entral
cities

Satellite
suburbs

U
norganized
fringes

C
i
t
i
e
s
 
a
n
d
 
v
i
l
l
a
g
e
s
 
u
n
d
e
r
 
5
0
, 000

not in m
etropolitan counties

and unincorporated and
rural com

m
unities

T
h
e
 
n
a
l
i
o
ns total popuu,lion

increased by 
14%

 during
the last C

ensus decade

F
i
g
u
r
e
 
2
,
 D

ifferential population grow
th in m

etropolitan areas
,
 
1
9
4
0

t
o
 
1
9
5
0
,
 
(
S
o
u
r
c
e
:
 

B
usiness C

onditions
N

ovem
ber, 1954, a review

 by
t
h
e
 
F
e
d
e
r
a
l
 
R
e
s
e
r
v
e
 
B
a
n
k
 
o
f
 
C
h
i
c
a
g
o
,

G
O

V
E

R
N

M
E

N
T

 A
N

D
 H

O
U

SIN
G

 IN
 M

E
T

R
O

PO
L

IT
A

N
 A

R
E

A
S

i"'"

T
he larger num

ber of residents in m
etropolitan areas w

ill

cause som
e increase in the num

ber o
f
 
l
o
c
a
l
 governm

ents as

new
 m

unicipal corporations com
e into existence on the rapidly

grow
ing urban-rural fringes, F

or the m
ost part ,

 
h
o
w
e
v
e
r

existing local governm
ents w

ill serve m
ore people. A

t present
there are I ,9 local governm

ents for every IO
O
O
O
 
p
e
r
s
o
n
s
 
i
n

m
etropolitan areas (as against I 5, 2

 
l
o
c
a
l
 
g
o
v
e
r
n
m
e
n
t
s
 
p
e
r

O
O
O
 
p
e
r
s
o
n
s
 
e
l
s
e
w
h
e
r
e
)
,
 
3
 W
i
t
h
i
n
 
a
 decade or tw

o the

average num
ber of persons served per local governm

ent w
ill

be m
uch larger.

Probable increases in real national incom
e w

ill bring about
changes hardly less im

portant than those caused by increases

in birth rates and by m
igration, A

ssum
ing the continuation of

present econom
ic trends , higher per capita incom

e w
ill enable

a larger proportion of the larger population to pay m
ore for

housing and related facilities, B
y I

9
7
O
 
o
r
 
t
h
e
r
e
a
b
o
u
t
s
 
(
a
s
s
u
m
-

ing that building costs do not skyrocket), it seem
s likely that

a
 
f
a
m
i
l
y
 
o
f
 
e
q
u
i
v
a
l
e
n
t
 status to the skilled factory w

orker
w

ho now
 spends about a quarter of his $4, 000 annual earnings

for paym
ents on a three- bedroom

, one- bath house (construc-

t
i
o
n
 
c
o
s
t , about $ I2 , 0

0
0
)
,
 
w
i
l
l
 
s
p
e
n
d
-
 
a
 som

ew
hat sm

aller pro-

p
o
r
t
i
o
n
 
o
f
 
h
i
s
 
g
r
e
a
t
e
r
 
e
a
r
n
i
n
g
s
 
f
o
r
 
a
 
l
a
r
g
e
r
.
 
b
e
t
t
e
r
- equipped

house , often on a larger lot. A
t that tim

e there w
ill be rela-

tively few
 fam

ilies (although the actual num
ber m

ay run to
several m

illion) w
ho cannot afford w

hat is now
 generally

considered m
inim

um
 adequate housing and related facilities.

T
here m

ay be a good m
any, how

ever , w
ho w

ill prefer a low
er

level of housing in order to enjoy a higher level of consum
p-

t
i
o
n
 
o
f
 
o
t
h
e
r
 
g
o
o
d
s
.

E
ven on the e

x
t
r
e
m
e
 
a
s
s
u
m
p
t
i
o
n
 
t
h
a
t
 
i
n
 the next tw

enty

years the average new
com

er to the suburbs w
ill require tw

ice
3 V

,S
,
 
B
u
r
e
a
u
 
o
f
 
t
h
e
 
C
e
n
s
u
s

L
ocal G

overnm
ents in M

etropolitan A
reas

S
p
e
c
i
a
l
 
S
t
U
d
i
e
s
 
n
o
,
 
6
,
 
A
p
r
,
 
z
,
 
1
9
5
4
,
 
p
,
 
3
,
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as m
uch land as did new

com
ers to the suburbs in the decade

j
u
s
t
 
p
a
s
s
e
d, the projected size of the m

etropolitan a
r
e
a
s
 
w
i
l
l

n
o
t
 
t
u
r
n
 
a
n
y
 
o
f
 
t
h
e
 
g
r
e
a
t
 
g
e
o
g
r
a
p
h
i
c
 
r
e
g
i
o
n
s
 
o
f
 
t
h
e
 
c
o
u
n
t
r
y

into a vast urban area, (Shortages of residential acreages m
ay

exist dose to the largest central cities,
)
 
N
o
r
i
s
 
t
h
e
r
e
 
a
n
y
 
d
a
n
-

g
e
r
 
t
h
a
t
 
t
h
e
 
s
p
r
e
a
d
 
o
f
 
t
h
e
 cities w

ill seriously reduce the
am

ount of cropland, In som
e localities shortages of land suit-

able for residential developm
ent or other resource lim

itations
w

ill restrain the spread of the s
u
b
u
r
b
s
,
 
I
n
 
m
o
s
t
 
p
l
a
c
e
s, how

-
ever, the costs and i

n
c
o
n
v
e
n
i
e
n
c
e
 
o
f
 
t
r
a
v
e
l
 
b
y
 autom

obile
from

 places of residence to places of w
ork and recreation w

ill
be the principal lim

itation, 4 H
ighw

ay im
provem

ents and the

probable introduction of a four-day w
eek w

ill greatly extend
the travel range of the com

m
uter and recreation seeker. People

w
illing to drive one hour (35 m

iles) to w
ork under present

conditions m
ay be w

illing to d
r
i
v
e
 
o
n
e
 
a
n
d
 
o
n
e
-
h
a
l
f
 
h
o
u
r
s

(75 m
iles) on im

proved highw
ays w

hen they can look for-
w

ard to a three-day w
eekend, B

ut m
any suburbanites w

ill not
have to com

m
ute so far, for places of em

ploym
ent w

ill also
t
o
 
s
o
m
e
 
e
x
t
e
n
t
 
b
e
 
s
u
b
u
r
b
a
n
i
z
e
d
.
 
G
r
e
a
t
e
r
 
i
n
c
o
m
e
,
 
g
r
e
a
t
e
r

leisure, and im
proved transportation w

ill cause m
any m

ore
p
e
r
s
o
n
s
 
t
o
 
m
a
i
n
t
a
i
n
 
c
o
t
t
a
g
e
s
 
o
r
 
o
t
h
e
r
 
q
u
a
r
t
e
r
s
 
f
o
r
 
v
a
c
a
t
i
o
n

and w
eekend use.

T
he increases in population and incom

e and the tendency
to spread out w

ill greatly increase the num
ber of autom

obiles
in m

etropolitan areas. E
ven am

ong the w
orking class there w

ill

4 T
he tw

enty-year span of this project m
ust be e

m
p
h
a
s
i
z
e
d
,
 
D
u
r
i
n
g
 
t
h
a
t

period
, the continued existence and grow

th of A
m

erica
s autom

obile culture
can probably be safely predicted, B

eyond it, how
ever, other m

odes of indi-
vidual and m

ass transportation
, based upon new

er technologies
,
 
w
i
l
l
 
a
l
m
o
s
t

certainly be developed. A
nd predictions upon the shape and organization

o
f
 
u
r
b
a
n
 
m
a
s
s
e
s, based upon autom

obile transport, thus cannot be confidently
m

ade for the longer period, T
he d)scussion also assum

es no w
idespread

r
e
d
i
s
t
r
i
b
u
t
i
o
n
 
o
f
 
p
o
p
u
l
a
t
i
o
n
 
a
s
 
a
 
d
e
f
e
n
s
e
 
a
g
a
i
n
s
t, or consequence of, hydrogen

w
arfare, 
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be a large proportion of tw
o-car fam

ilies. A
ir pollution from

the oxidation and evaporation of gasoline and other hydro-

carbon fuels w
ill becom

e a critical problem
 at certain tim

es of
the year in alm

ost all m
etropolitan areas; sm

og, as w
ell as sheer

traffic congestion , m
ay require lim

itation of the num
ber of

autom
obiles.

T
h
e
 
A
m
e
r
i
c
a
n

s affinity for his autom
obile , as R

ichard L,

M
e
i
e
r
 
h
a
s
 
r
e
m
a
r
k
e
d , w

ill largely determ
ine the m

anner in

w
hich urbanization spreads, 5

 
A
l
r
e
a
d
y
 
a
r
m
s
 
o
f
 
l
o
w
-

density

developm
ent are stretching out along the toll roads and first-

class highw
ays. W

ithin the next tw
o or t

h
r
e
e
 
d
e
c
a
d
e
s
 
t
h
e

extended arm
s of m

any m
etropolitan areas w

ill have joined

as those of N
ew

 Y
ork and Philadelphia have joined already.

T
he ribbons form

ed by these connections w
ill be from

 300

to 900 m
iles long, T

hey w
ill vary in w

idth from
 tw

enty to

t
h
i
r
t
y
 
m
i
l
e
s , w

here there is a m
ajor city, to only a block or

tw
o on either side of the highw

ay, N
orth of the O

hio R
iver

M
eier believes , the ribbons w

ill form
 a w

eb like pattern w
hose

outline is already fixed by highw
ays and railroads. T

he inter-
stices of the w

eb are sparsely settled at present, In the future
m
i
g
r
a
t
i
o
n
 
w
i
l
l
 
t
e
n
d
 
t
o
 
b
e
 

aw
ay 

from
 these open spaces and

tow
ard the m

etropolitan ribbons, T
he interstices of the w

eb

therefore , w
ill contain e

v
e
n
 
l
e
s
s
 
s
e
t
t
l
e
m
e
n
t
 
t
h
a
n
 
a
t
 present.

W
here they cannot profitably be farm

ed
, the interstices w

in

go back to brush and forest. In the South and W
est , there w

ill

be m
arkings of the sam

e w
eblike pattern , but here the ribbons

w
ill often be interrupted by m

o
u
n
t
a
i
n
s
 
a
n
d
 
b
y
 insufficient

population density to support large cities. T
o the extent that

populations string them
selves along highw

ays
,
 
m
e
t
r
o
p
o
l
i
t
a
n

planning w
ill be m

ade m
ore difficult.

i:"iil~il

5 R
ichard L

. M
eier , "A

 Preview
 of A

m
erican U

rbanization A
rising from

Studies of Industrial D
evelopm

ent and Social C
hange

Planning 19S5, 
T

he

A
m

erican S
ociety of P

lanning O
fficials

, C
hicago

,
 
1
9
5
6
,
 
p
p
,
 
1
5
-
2
3
,
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Political Problem
s and Social C

onflict

T
y
p
i
c
a
l
l
y
 
t
h
e
 
m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a
 
c
o
n
s
i
s
t
s
 
o
f
 
a
 
c
e
n
t
r
a
l
 
c
i
t
y

o
f
 
5
0

000 or m
ore population and a "ring

"
 
a
r
e
a
 
o
f
 
1
0
 
t
o
 
5
0

m
iles around it. T

he ring characteristically includes cities and
villages w

hich are oriented tow
ard the central city, the place

w
here specialized econom

ic and cultural functions are per-
form

ed on behalf of the 
a
r
e
a
 
a
s
 
a
 
w
h
o
l
e
,
 

In 
the interstices

betw
een the cities are unincorporated areas. U

sually the w
hole

of the area lies w
ithin the bounds of a single county, though

m
ulticounty and even m

ultistate m
etropolitan areas exist.

P
y
r
a
m
i
d
i
n
g
 
o
f
 
g
o
v
e
r
n
m
e
n
t
a
l
 units is characteristic in all

areas, T
ypically there is a four-

l
a
y
e
r
 
c
a
k
e
 
o
f
 
l
o
c
a
l
 
g
o
v
e
r
n
-

m
ent: county, city, school district, and special-function unit,

In 
m

any areas, how
ever, the levels are m

ore num
erous, T

he
p
e
o
p
l
e
 
o
f
 
P
a
r
k
 
F
o
r
e
s
t, a planned suburb near C

hicago, pay
taxes to the follow

ing governm
ents:

C
ook C

ounty
W

ill C
ounty

C
ook

.. C
ounty Forest Preserve D

istrict
Suburban T

uberculosis Sanitary D
istrict

R
ich T

ow
nship

B
loom

 T
ow

nship
B

loom
 T

ow
nship Sanitary D

istrict
N

on-H
igh School D

istrict 2 r6
N

on-H
igh School D

istrict 2 I 3
R
i
c
h
 
T
o
w
n
s
h
i
p
 
H
i
g
h
 
2
2
7

E
lem

entary S
chool D

istrict r 
South C

ook C
ounty M

osquito A
batem

ent D
istrict

V
illage of Park Forest

T
he independent suburban corporations, clustered around

the central cities, exhibit a variG
ty of s

o
c
i
a
l
 
c
h
a
r
a
c
t
e
r
i
s
t
i
c
s
.

T
here are fashionable com

m
unities inhabited by w

ealthy busi-
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ness and professional people w
ho w

ant and can easily pay for
a high level of governm

ental services, Suburbs of this kind are
generally very proud of their s

c
h
o
o
l
s
 
a
n
d
 
o
f
 
t
h
e
 businesslike

and im
partial w

ay in w
hich their affairs are m

anaged, (O
ther

w
ealthy suburbs are proud of their " country

" atm
osphere and

m
aintain exceedingly low

 levels of service, )
 
T
h
e
r
e
 
a
r
e
 
m
i
d
d
l
e
-

class suburbs in w
hich

, characteristically, the residents are
anxious to have a high level of local governm

ental service but
som

ew
hat inconsistently, are also anxious to keep taxes dow

n
at least until their m

ortgages have been reduced, T
here are

low
er-m

iddle- class suburbs of factory w
orkers and others

w
hose m

ortgages have been nicely c
a
l
c
u
l
a
t
e
d
 
t
o
 
a
b
s
o
r
b
 
a
s

m
uch as p

o
s
s
i
b
l
e
 
o
f
 
t
h
e
 
a
v
e
r
a
g
e
 
t
a
k
e
- hom

e pay, T
here are

few
 N

egroes outside the central cities , and m
ost of these are

i
n
 
s
e
g
r
e
g
a
t
e
d
 
c
o
m
m
u
n
i
t
i
e
s
 
o
r
 
i
n
 
t
h
e
 less desirable neighbor-

hoods of industrialized fringe cities.
Settlem

ents in unincorporated places , w
hile som

etim
es m

eant

from
 the first to becom

e m
iddle- or upper- class suburbs , con-

sist predom
inantly of scattered houses or sm

all "
develop-

m
ents " for people w

ho
, because of incom

e or cultural pre-
disposition or both , choose a low

 level of services and low
taxes. For exam

ple , a person w
ho cannot find a place for rent

in the central city and w
ho cannot raise the necessary dow

n
paym

ent for a hom
e in an established suburb

, m
ay buy a cheap

lot in an outlying area w
here there are no building restrictions,

T
he new

 settler is usually served by tw
o units of governm

ent
the county and the school district ,

 
b
u
t
 
t
h
e
s
e
 
a
t

. best rarely

provide m
ore than a bare m

inim
um

 of w
elfare and m

edical

assistance , roads , the protection of a sheriff , and a rural schooL

In 
the typical case the settler feels no great need for other

services-
f
i
r
e
 
p
r
o
t
e
c
t
i
o
n , garbage collection

,
 
l
i
b
r
a
r
y
,
 
p
u
b
l
i
c

health , building inspection
, and so on, Indeed , from

 his stand-

point it is a positive advantage that som
e of these- building
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inspection, for exam
ple- do not exist, In som

e cases he is able
t
o
 
b
u
i
l
d
 
a
 
g
o
o
d
 
d
e
a
l
 
o
f
 his house him

self , dig his ow
n w

ell
and install a septic tank. A

s the influx of population continues
how

ever, problem
s m

ay arise, W
ater supply and sew

age dis-

posal are am
ong the m

ost difficult, A
s the incom

e of the
average resident i

n
c
r
e
a
s
e
s
 
t
h
e
r
e
 
i
s
 
a
 
g
r
e
a
t
e
r
 
d
i
s
p
o
s
i
t
i
o
n
 
t
o

dem
and im

provem
ents like sidew

alks and services like fire and
police protection,

I
n
 
m
o
s
t
 
s
u
b
u
r
b
a
n
 
a
r
e
a
s
 
t
h
e
r
e
 
a
r
e
 
" old" settlers as w

ell as
new

, "
 
A
 
n
u
m
b
e
r
 
o
f
 
t
h
e
 
o
l
d
 settlers are farm

ers and other
rural-m

inded people, A
s a rule they view

 the suburbanization
-of the countryside w

ith very m
ixed feelings, T

hey have senti-
m

ental attachm
ents to the com

m
unity as it used to be, T

hey
a
r
e
 
a
c
c
u
s
t
o
m
e
d
 
t
o
 
r
u
n
n
i
n
g
 local affairs in their ow

n w
ay,

T
h
e
i
r
 
n
e
e
d
s
 
a
n
d
 interests are very different from

 those of the
new

com
ers, Paved streets , sew

er lines , and garbage collection
have never been needed before, W

hy should they be needed
now

? A
nd w

hy should the old settlers , w
hose children have

m
ostly grow

n up and gone aw
ay from

 hom
e , be expected to

tax them
selves to build new

 s
c
h
o
o
l
s
 
(
f
a
n
c
y
 
o
n
e
s
,
 
p
e
r
h
a
p
s

w
ith sw

im
m

ing pools) for the young city people w
ho are

flooding in upon them
? A

round these and s
i
m
i
l
a
r
 
q
u
e
s
t
i
o
n
s

political conflict betw
een old and new

 residents often arises,
O

ne circum
stance

, how
ever

,
 
t
e
n
d
s
 
t
o
 
d
i
s
s
o
l
v
e
 
s
u
c
h
 conflict:

the m
ost influential of the old fam

ilies are likely to have land
to sell to subdividers at high prices, T

he suburbanite m
ay be

a nuisance , but for people w
ith land to sell he is a profitable

,one,T
here are also "old" suburbanites in m

any places, T
hese are

people w
hose village or sm

all city w
as very m

uch t
o
 
t
h
e
i
r

liking w
hen-suddenly- it w

as t
r
a
n
s
f
o
r
m
e
d
 
b
y
 
t
h
e
 
i
n
f
l
u
x
 
o
f

hundreds or thousands of new
com

ers, L
ike the old settler , the

old suburbanite has m
uch to be sad about: the new

com
ers

G
O

V
E

R
N

M
E

N
T

 A
N

D
 H

O
U

SIN
G

 IN
 M

E
T

R
O

PO
L

IT
A

N
 A

R
E

A
S

,
 
I

houses are crackerboxes and they obstruct his view
; h

e
 
m
u
s
t

tax him
self to build schools for their children; and so on, A

nd
there are no com

pensations for him
 as there a

r
e
 
f
o
r
 
t
h
e
 
o
l
d

settlers: he does not have land to sell,
T

raditionally, the people of a given suburb or satellite place
have been largely of the sam

e social and econom
ic class

,
 
o
r

at least the social c
o
m
p
o
s
i
t
i
o
n
 
o
f
 
t
h
e
 
p
l
a
c
e
 
h
a
s
 
b
e
e
n
 
i
n
 
a
n

equilibrium
 w

hich the residents found desirable or tolerable,

T
he attributes of the social environm

ent are of course insep-
arable from

 the attributes of a house w
ithin it, A

s the hom
e-

ow
ner sees it , the desirability of the house both as a piece of

property and as a place to live is vitally affected by the kind
of people w

ho live in the neighborhood, In the typical m
iddle-

or upper- class sitU
ation the suburb tries to protect itself against

an influx of low
er- class people, A

reas adjoining the established

s
u
b
u
r
b
 
a
r
e
 
a
n
n
e
x
e
d
 
i
n
 
o
r
d
e
r
 
t
o
 
p
r
e
v
e
n
t
 
t
h
e
 grow

th of " un-

desirable " settlem
ents, Z

oning and other regulations are sim
i-

larly used: by requiring that a new
 house be built on a lot

ofa certain size or conform
 to c

e
r
t
a
i
n
 
o
t
h
e
r
 
s
t
a
n
d
a
r
d
s
,
 
t
h
e

com
m

unity excludes people of lesser incom
e, In the nature 

the case those w
ho w

ish to m
aintain social hom

ogeneity usually
insist that such regulations be m

ade and adm
inistered by their

ow
n suburban m

unicipalities rather than by a
 
g
o
v
e
r
n
m
e
n
t

w
hich is able to take into a

c
c
o
u
n
t
 
t
h
e
 
n
e
e
d
s
 
o
f
 
t
h
e
 
w
h
o
l
e

population , including of course the w
ould-

b
e
 
s
u
b
u
r
b
a
n
i
t
e
s
,
 
I
n

a good m
any cases

,
 
n
e
v
e
r
t
h
e
l
e
s
s , the barriers have som

ehow

been breached , and low
- incom

e people have m
oved into once

fashionable suburbs in considerable num
bers , thereby causing

those w
ho can afford it to m

ove to m
ore exclusive places,

T
here is , then , in the typical m

etropolitan area a congeries

of local governm
ents, T

hey exercise different pow
ers in dif-

ferent w
ays over populations separate in their place of resi-

d
e
n
c
e
 
b
u
t
 nevertheless dependent upon and interacting w

ith
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each other. T
hus, if a central city chooses to enforce rigor-

ously its building, housing, and sanitation regulations , it m
ay

cause m
ovem

ent of low
-incom

e w
orkers out of the city, T

he
suburbs , by erecting a w

all of zoning ordinances against low
-

incom
e groups, m

ay force them
 into unincorporated areas,

T
here they m

ay create problem
s w

hich are not solvable by
t
h
e
i
r
 
o
w
n
 
a
c
t
i
o
n
 
o
r
 
i
n
a
c
t
i
o
n, and w

hich i
n
d
e
e
d
 
n
o
 
g
o
v
e
r
n
-

m
ent is presently constituted to m

eet,

S
uburban B

ligbt

In som
e parts of every m

etropolitan area grow
th from

 the
central city has created unsightly and congested neighbor-
h
o
o
d
s
 
a
n
d, in som

e cases, sanitation hazards, C
olem

an W
ood-

b
u
r
y
 
h
a
s
 
r
e
m
a
r
k
e
d
 
t
h
a
t
 
t
h
e
 
d
e
f
e
c
t
s
 
o
f
 
r
e
c
e
n
t
 

suburban 
hous-

ing fall largely into three c
l
a
s
s
e
s
:
 
(
I
)
 poor location

, in w
hich

h
e
 
i
n
c
l
u
d
e
s
 
b
o
t
h
 
t
h
e
 
"planless extension of urban building on

and on into the countryside w
ith little or inadequate attention

to com
m

unity facilities and services, topography, future transit
a
n
d
 
t
r
a
n
s
p
o
r
t
 
p
r
o
b
l
e
m
s
"
 
a
n
d
 
t
h
e
 
h
a
p
h
a
z
a
r
d
 scatteration of

individual houses or sm
all groups of houses w

henever pieces
o
f
 
l
a
n
d
 
c
a
n
 
b
e
 
b
o
u
g
h
t
 
q
u
i
c
k
l
y
 
a
n
d
 
c
h
e
a
p
l
y
;
 
(
2
)
 inadequate

size, as evidenced by the fact that a sam
ple stU

dy in fifteen
m

ajor m
etropolitan areas show

ed that 65 per cent of the new
single-

f
a
m
i
l
y
 
h
o
u
s
e
s
 
i
n
 
1
9
5
0
-
5
1
 
h
a
d
 
f
e
w
e
r
 
t
h
a
n
 
t
h
e
 
1

150 feet
o
f
 
f
l
o
o
r
 
s
p
a
c
e
,
 
w
h
i
c
h
 
t
h
e
 
C
o
m
m
i
t
t
e
e
 on the H

ygiene of
H

ousing of the A
m

erican Public H
ealth A

ssociation regarded
as a reasonable m

inim
um

 for a fam
ily of four; a

n
d
 
(
3
)
 
i
n
a
d
e
-

quate facilities, particularly for w
ater supply and w

aste dis-
posal , as illustrated by the fact that in 1949 as m

any as 95
p
e
r
 
c
e
n
t
 
o
f
 
n
e
w
 
h
o
u
s
e
s
 in som

e areas had individual w
aste

disposal system
s, (T

he areas w
ith the h

i
g
h
e
s
t
 
p
r
o
p
o
r
t
i
o
n
s

w
e
r
e
 
M
i
a
m
i
,
 
9
5
 
p
e
r
 
c
e
n
t
;
 
S
e
a
t
t
l
e
,
s
 
I
 
p
e
r
 
c
e
n
t
;
 N

ew
 Y

ork
50 per cent; B

oston
, 49 per cent; and A

tlanta
, 44 per cent,
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T
he proportion of individual w

ater-supply s
y
s
t
e
m
s
 
r
a
n
 
a
s

high as IS per cent in one area,
U

rban blight , and the dilapidated housing that goes w
ith it

a
r
e
 
t
h
e
r
e
f
o
r
e
 
n
o
t
 
c
o
n
f
i
n
e
d
 
t
o
 
t
h
e
 
c
e
n
t
r
a
l
 cities, B

light exists
in varying stages of intensity in all parts of the m

etropolitan
area , central city and suburbs alike, In all but the very new

est
of planned suburban developm

ents , there are m
any dw

ellings
w

hich , the B
ureau of the C

ensus has stated , "should be torn

dow
n , extensively repaired

, or rebuilt, " A
ccording to V

ictor

Jones:

I
n
 
t
h
e
 
m
e
t
r
o
p
o
l
i
t
a
n
 
c
o
m
m
u
n
i
t
i
e
s
 
o
f
 
B
a
l
t
i
m
o
r
e
,
 
B
u
f
f
a
l
o
,
 
C
h
i
c
a
g
o

D
allas , D

enver , H
ouston

,
 
I
n
d
i
a
n
a
p
o
l
i
s , K

ansas C
ity, Louisville , M

in-
neapolis- S

t
,
 
P
a
u
l
,
 
P
i
t
t
s
b
u
r
g
h
,
 
P
o
r
t
l
a
n
d
 
(
O
r
e
g
o
n
)
,
 
S
t
,
 
L
o
u
i
s
,
 
S
a
n

A
ntonio , San Francisco- O

akland
,
 
a
n
d
 
S
e
a
t
t
l
e , a larger proportion of

the dw
elling units o

u
t
s
i
d
e
 
t
h
e
 
c
e
n
t
r
a
l
 
c
i
t
y
 
a
r
e
 
d
i
l
a
p
i
d
a
t
e
d
 
o
r
 
l
a
c
k

running w
ater than w

ithin the central city, In B
uffalo

, H
ouston

, and
Pittsburgh

,
 
t
h
e
 
p
r
o
p
o
r
t
i
o
n
 
o
u
t
s
i
d
e
 is over tw

ice as large as in the
central city; in m

etropolitan D
allas , the proportion in the suburbs 

o
v
e
r
 
t
h
r
e
e
-
a
n
d
-
a
- half tim

es as large as in the central city; in D
enver

it is alm
ost four tim

es as large; in M
inneapolis- St, Paul , it is over five

tim
es as large; and in Portland (O

regon) over six tim
es as large,

II,

Iii

Iii

T
able 7 show

s the extent of substandard dw
elling units in

selected suburban areas, T
he cities listed are not a representa-

tive sam
ple of all cities , and the range from

 6 per cent dilapida-
tionin Paw

tucket , R
hode Island

, to 47,5 per cent in A
liquippa

Pennsylvania , probably does not reflect the extrem
e differences

that exist, It is probable , for exam
ple , that in M

ontclair , N
ew

Jersey, and L
ow

er M
erion T

ow
nship, Pem

isylvania
,
 
f
e
w
e
r

6 C
olem

an W
oodbury, "

S
u
b
u
r
b
a
n
i
z
a
t
i
o
n
 
a
n
d
 
S
u
b
u
r
b
i
a

A
m

erican Journal
of Public H

ealth
vol. 45, no, I

,
 
J
a
n
u
a
r
y
,
 
1
9
5
5
,
 
p
p
,
 
6
- 7, T

he average size of
new

 houses has increased since this article w
as w

ritten,
7 V

ictor Jones , "L
ocal G

overnm
ent O

rganization in M
etropolitan A

reas,
in C

olem
an W

oodbury (ed,

), 

T
be Future of C

ities and U
rban R

edevelop-
m

ent
U
n
i
v
e
r
s
i
t
y
 
o
f
 
C
h
i
c
a
g
o
 
P
r
e
s
s , C

hicago , 1953, p, 510, O
ther data in the

follow
ing paragraphs are also taken from

 this article,
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t
h
a
n
 
6
 
p
e
r
 
c
e
n
t
 
o
f
 
t
h
e
 
d
w
e
l
l
i
n
g
s
 
a
r
e
 dilapidated; on the other

hand, dilapidation in the W
est D

allas suburbs probably ex-
ceeds a 50 per cent rate, A

nd som
e sm

all suburban develop-
m

ents , largely those in unincorporated areas , are 100 per cent
substandard from

 the day of their construction.

T
h
e
 
R
a
c
i
a
l
 
S
c
h
i
s
m

O
ne notable trend w

ithin the m
etropolitan a

r
e
a
s
 
i
s
 
t
h
e

increasing separation of central cities and suburbs on racial
l
i
n
e
s
,
 
" T

he central cities
" W

oodbury has w
ritten , "

w
i
l
l
 
b
e
-

com
e increasingly the place of residence of new

 arrivals in
t
h
e
 
m
e
t
r
o
p
o
l
i
t
a
n
 
a
r
e
a
s , of non-w

hites , low
er- incom

e w
orkers

younger couples , and the elderly, T
he suburbs w

ill becom
e

even m
ore the r

e
s
i
d
e
n
c
e
 
o
f
 
m
i
d
d
l
e
- incom

e fam
ilies and of

those of the better paid w
orkers

,
 
p
a
r
t
i
c
u
l
a
r
l
y
 
t
h
o
s
e
 
f
a
m
i
l
i
e
s

in the m
iddle stages of the fam

ily cycle,
"
 
S
 
T
h
i
s
 
i
s
 
t
r
u
e
.
 

In 
less

polite language , m
any central cities are fast becom

ing low
er-

class, largely N
egro

, slum
s.

T
he trend is m

ost pronounced in the fourteen largest m
etro-

p
o
l
i
t
a
n
 
a
r
e
a
s , those w

ith m
ore than one m

illion population.
For several decades the N

egro population of the central cities
in these areas has been increasing m

uch faster than the w
hite.

T
he m

ost rapid grow
th cam

e in the years of w
ar and full

em
ploym

ent betw
een 1949 and 1

9
5
0
,
 
W
h
i
l
e
 
t
h
e
 total w

hite

population w
ithin these cities increased by only 4 p

e
r
 
c
e
n
t

the N
egro population leaped upw

ard 68 per cent, T
he highest

central city gain for w
hites w

as 2
5
 
p
e
r
 
c
e
n
t
 
i
n
 
L
o
s
 
A
n
g
e
l
e
s
;

8
 
C
o
l
e
m
a
n
 
W
o
o
d
b
u
r
y
,
 

A
m

erican Journal of P
ublic H

ealtb
vol. 45, no, I,

J
a
n
u
a
r
y
,
 
1
9
5
5
,
 
p
,
 
9
'

9 D
ata in the follow

ing p
a
r
a
g
r
a
p
h
s
 
a
r
e
 
t
a
k
e
n
 
f
r
o
m
 M

orton G
rodzins

T
be M

etropolitan A
rea as a R

acial Problem
a
 
r
e
p
o
r
t
 
t
o
 
t
h
e
 
S
p
e
c
i
a
l
 
S
t
U
d
i
e
s

Project , R
ockefeller B

rothers Fund
, M

arch
, 1957' See W

esley C
. C

alef and
H

ow
ard J. N

elson

, "D
istribution of N

egro Population in the U
nited States

G
eograpbical R

eview
v
o
l
.
 
4
6
,
 
J
a
n
u
a
r
y
,
 
1
9
5
6
,
 
p
p
,
 
8
2
-97,
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T
A
B
L
E
 
7
:
 
O
c
c
u
p
i
e
d
 Substandard D

w
elling U

nits
,
 
1
9
5
0
,
 
i
n
 
C
e
r
t
a
i
n

S
uburban A

reas 

Percentage

M
etropolitan area

U
nits

dilapidated

N
ew

 Y
ork- N

ortheastern N
ew

 Jersey area
J
e
r
s
e
y
 
C
i
t
y

14, 637
28.3

Paterson , N
ew

 Jersey
397

32,

H
arrison , N

ew
 Jersey

808
32.3

W
est N

ew
 Y

ork , N
ew

 Jersey
399

14.3

H
oboken, N

ew
 Jersey

847
16,

B
ayonne, N

ew
 Jersey

887
28,

W
oodbridge T

ow
nship, N

ew
 Jersey

998
18.3

Y
onkers , N

ew
 Y

ork
609

23,

P
h
i
l
a
d
e
l
p
h
i
a
 
a
r
e
a

C
am

den , N
ew

 Jersey
783

29,

D
e
t
r
o
i
t
 
a
r
e
a

D
etroit, M

ichigan
655

42.5

R
iver R

ouge , M
ichigan

859
30,

Providence area
Providence , R

hode Island
27,687

12.5

W
oonsocket, R

hode Island
876

11,

Paw
tucket , R

hode Island
047

C
i
n
c
i
n
n
a
t
i
 
a
r
e
a

N
ew

port , K
entucky

850
20,

St. L
ouis area

E
ast S

t, Louis , Illinois
11, 147

36,

G
ranite C

ity, Illinois
773

29,

P
i
t
t
s
b
u
r
g
h
 
a
r
e
a

A
liquippa , Pennsylvania

483
47.5

M
cK

eesport , Pennsylvania
049

27,

Phoenix area
Phoenix

, A
rizona

801
42.3

V
icinity

492
34,

Sacram
ento area

Sacram
ento, C

alifornia
995

32,

U
rban fringe

620
39,

Stockton area
U

rban fringe
819

44,

B
akersfield (C

alifornia)
U

rban fringe
211

44.3

11 U
,S
,
 
B
u
r
e
a
u
 
o
f
 
t
h
e
 
C
e
n
s
u
s
,
 
s
p
e
c
i
a
l
 
t
a
b
u
l
a
t
i
o
n
s
 
f
o
r
 
l
o
c
a
l
 
h
o
u
s
i
n
g

authorities, ser. H
C

-
S
o
u
r
c
e
:
 
V
i
c
t
o
r
 
J
o
n
e
s

o
p
,
 
c
i
t
"
 

p
.
 
5
1
3
,



there the N
egro i

n
c
r
e
a
s
e
 
w
a
s
 
I
 
I
6
 
p
e
r
 
c
e
n
t
,
 
(
F
o
r
 
a
b
s
o
l
u
t
e

grow
th

, see F
igure 3,) F

our central-city areas (Los A
ngeles

B
uffalo , D

etroit, and San Francisco-O
akland) at least doubled

their N
egro populations during the ten-

y
e
a
r
 
p
e
r
i
o
d
;
 
a
n
d
 
e
i
g
h
t

had increases of 60 per cent or m
ore (B

oston
, C

hicago
, C

leve-
land, and N

ew
 Y

ork in a
d
d
i
t
i
o
n
 
t
o
 
t
h
o
s
e
 
a
l
r
e
a
d
y
 nam

ed).
P
i
t
t
s
b
u
r
g
h
 
h
a
d
 
t
h
e
 

low
est 

rate of N
egro i

n
c
r
e
a
s
e
 
w
i
t
h
 
3
2
,

p
e
r
 
c
e
n
t
,
 
a
s
 
c
o
m
p
a
r
e
d
 
w
i
t
h
 
t
h
e
 

highest 
w

hite gain of 25. I per
c
e
n
t
 
i
n
 
L
o
s
 
A
n
g
e
l
e
s
,
 
F
i
v
e
 
c
e
n
t
r
a
l
 
c
i
t
i
e
s
 

lost 
w
h
i
t
e
 
p
o
p
u
l
a
t
i
o
n

during the decade; their average gain in nonw
hite population

w
as 54 per cent,
D
e
s
p
i
t
e
 
t
h
e
s
e
 
s
p
e
c
t
a
c
u
l
a
r
 
p
e
r
c
e
n
t
a
g
e
 
i
n
c
r
e
a
s
e
s , N

egroes in
I950 constituted only a m

inor fraction of the total population
in m

ost of the central cities of the fourteen largest m
etropoli-

tan areas. W
ashington

, D
,c., w

ith nonw
hites t

o
t
a
l
i
n
g
 
3
5
-
4
 
p
e
r

c
e
n
t
 
o
f
 
t
o
t
a
l
 
p
o
p
u
l
a
t
i
o
n, and B

altim
ore (23, 8

 
p
e
r
 
c
e
n
t
)
 
h
a
d

the largest group of nonw
hites in proportion to total popula-

t
i
o
n
.
 
I
n
 
a
d
d
i
t
i
o
n
 
t
o
 
t
h
e
s
e , only three other cities had N

egro
p
o
p
u
l
a
t
i
o
n
s
 
i
n
 
e
x
c
e
s
s
 
o
f
 
I
5
 
p
e
r
 
c
e
n
t
 
(
D
e
t
r
o
i
t , P

hiladelphia
and St. L

ouis). M
inneapolis- St, Paul , B

oston , and N
ew

 Y
ork

had less than IO
 per cent.

S
u
b
u
r
b
s
 
i
n
 these largest m

etropolitan areas e
x
h
i
b
i
t
 
q
u
i
t
e

different population trends. N
egroes m

ade up only 4 per cent
of their population in I940 and less than 5 per cent in I950.
(In the central cities , the total increase for N

egroes w
as from

9 to m
ore than 13 per cent.) In only one of the suburban

areas
,
 
t
h
a
t
 
o
f
 
B
a
l
t
i
m
o
r
e , did nonw

hites constitute m
ore than

I
O
 
p
e
r
 
c
e
n
t
 
o
f
 
t
h
e
 suburban population in I950. In eight of

t
h
e
 
f
o
u
r
t
e
e
n
 
s
u
b
u
r
b
a
n
 
a
r
e
a
s , nonw

hites constituted 5 per cent
or l

e
s
s
 
o
f
 
t
h
e
 
r
e
s
p
e
c
t
i
v
e
 suburban populations, N

onw
hites

m
ade up a larger proportion gf central-city p

o
p
u
l
a
t
i
o
n
 
t
h
a
n

of suburban population w
ithout exception. In m

ost cities , the
proportion of noll'w

hite~
 w

as tw
o or three tim

es greater than
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W
h
i
t
e
 
a
n
d
 
n
o
n
w
h
i
t
e
 population grow

th in m
ajor standard

m
etropolitan areas

,
 
1
9
4
0
 
t
o
 
1
9
5
0
.
 E

ach unit r
e
p
r
e
s
e
n
t
s
 
1
0

000 people.

(
S
o
u
r
c
e
:
 
B
u
r
e
a
u
 
o
f
 
t
h
e
 
C
e
n
s
u
s
,
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