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It bas become a favorite American pastime to berate the ugly Amsrican cliy
as 1f it were a dying iamstitution., Not enough atiention is being paild to vhat can be
done about 1t. T would like to tyy to make a few positive suggestions as to how we
can nmeet some of the challenges we face.

Acturlly, for the first time in the history of man there is & reasonsble
possibility that within our lifetime poverty can be almost completely wiped out in
this country. The anticipated inciresse in national and individuwal incomes could mean
the virtual elimination of slums in our cities within a generation. Vhether we achleve
this and whether in the ysar 2000 - which isn't as far off ez we think - we will be
living in beautiful or in ugly cities in America depends largely on what goals we sei
for ourselves right now and how we go about trying to reach them.

What is the American city of the future going to be like? It is going to
ba just what we make it. Never in history have we had a greater challénge and 8 greater
opportunity to do a goocd job. Never have we been in more of a position to bungle it
and do a bad Job. America is the world's ploneer in peacetime urban renewal for two
reasons: first, our cities heve grown so fast and topsy-like that they need renewal
on & larger scale than in any other country, and second, for probably the first time
in history we have the financlal and technical means to do the Job -~ if we want to do 1%,

We can be proud of the fact that we have achieved the highest standard of
living the world has ever known and even have it within our grasp to almost completely
eliminate poverty within the next gemeration. BEight years of living, working, and
traveling abroad in modern and ancient countries, in democracies, and in dictatorships,
in mystic and feudalistic countries, has impresssd me with the fact thet, by and laaég@g
we also have a greater sense of soclal reeponsibility and respect for the dignity of

the individual and equality of opportumity than any other coumiry in the world.
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Having said the positive abhout owr countvy, I wapt Lo look at some of ths
negniive., Theye is something ogly in many of owr American cities, Ve are, esthetically
pretly inssnsitive. We are ready to accept littevbugged highways, rusty old
suto Junk yards, unsightly and unnecessary uwtility wires and poles o front of our
most besubiful homes, scresming billboarde and gaudy neon signs, dilapidated and
deteriorating residential and commereial slums, maddening noisesg, and bumper-to-bumper
traffic congestion, poliuted alr that isn't £it to breath for man nor beast -- all
withouh seviously challenging the facht that it doesn't have to be so. If we don's
do gomething sbout it, our city of the future will be less Fit to live in. We can run
awvay from our ugly citiss to the suburbs, bub we can't run away from the problems of
our citias,

Qur cities are unfortunately not always thinge of beawiy. Thsy are not
restful placss to live in. To be sure, we have patched them up here ard there, trying
to cwre some specific problem, but we have no overall plan to create a city for pecple,
8 city of which we cam be truly proud. OQur cities of the fubure could become more
beauntiful and more liveble if every fAmerican becomss interested in doing something
sbout them nov. This is my message for today, and it hes becoms reinforced the past
month as a result of a study trip to Ewrope with American housing industry and govern-~
ment leaders to fee whet some of their citles are doing to meet these probiems. With
more limited means and handicaps I feel they have done more thinking than we have
gbout what kind of c¢liy they wamt %o live in.

Our appresch uwnfortunately has often been too piecemesl and fragmented. As
an active participant in the savinge and loan industry I have tried to tell wmy
colleagues there that their interest in bousing and cities must go beyond only a
financial interest. They must become awars of and do something more to shape the
American city of the future. To you, my friends in the constiuction industry, I would
like to say the same thing. Yours caunot merely be an interest in building things
after somebody else makes up the blueprint. Your interest likewise has to go far

beyond the "nuts and bolts" stage. You should have an active hand, based fortunately
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on an enlightened self-interest, in all community problems ag cltizens as well as
technicionsg,

The problems of our American clties can't be sclved by government action
alone, federal, state, cr local. It is gratifying to see in various paris of the
countyy, including my own city, Fresno, that citizens committees are being set uwp
-~ not only %o meet a formality to qualify to receive federal funds for wban renswal --
but to take a broad, balanced, approach {0 meeting all the cammmity's problems, includ-
ing those of fingnce; commmity facilities, housing, renewal, and cultural snd economic
improvement. I &m happy to see some of your own members represented on such commilttees
and on varicus boards and city housing authorities end redevelopment agencies. You
have much to contribute in know-how and general ideas, and in twa will benefit from

the satisfaction of helping in democratic solutions of the problems of our cities.

Chenging City Walls
Essentially the city, as we know 1%, is over 5,000 years old. Until recently,

however, with few exceptionsg, there was s limit to the size and functions of the city.
The medieval walled city was a compleite, compact unit. It served a useful protective
function for its citizens, and it could be strategically located and remain useful as
long &z it did not grow too fast or was not destroyed by war or fire., Bulldings were
built %o last, and a sort of natural urban renswal, & procese of replacement and re-
pairs, kept the city from getting too run down.

The industrial revolution changed all this. The world's population has
trebled in the last century snd will probably do so again in the century ahead.
Technological advences no longer meke it necessary to keep the majority of our
population on the land raising focd and fiber. Automobiles meke it possible to live
end work at far distent points and to live in metropolitan cities or their suburbs.

In our own lifetime Awerice has changed from & rural to an urban economy
where 70 per cent of our people now live in cities. Unfortumately, our political

organizationsl units of local, state, and federal government have not yet adjusted
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to vhis fact, and ruvally-oriented state and federal legisletures and provincially-
winded local government have not faced up to the realitiss of what npeeds to be done
if 1ife in owr eities is to be natwral, or normal. The Kansas wheat fermer is in-
finitely better represented politically +than his move pumerous middle income city
cousin. In fact, I never cease to be amazed that the federal govermment bhas paid
ous move subsidy for a single crop, potatoes, than it has for all its urban renewal
and housing progvams put together.

it would be a misteke to assume that government -- federal; state, or
local -- could solve all urban problems, even if there were some assurance they hed
the right answers, which I'm afraid they don't. In a democracy, it 1s the responsibil-
ity of ell the citizems -- not Jjust their elected or appointed officials -- to help
in the solution of our problems -- in this cese, those of the city., This is vhere I

think the construction industry has a duly as well as an opportumity.

Cengus Revesls Blight

We have made great progress in housing in this cowntry. Few, if any,
Apericans actually lack a roof over their heads., Over 60 per cent of our families
have bought or are paying for their own homes. This tends to asswre & stable soclety,
political moderation, and a respect for individual dignity and opportunity.

We cannot be as proud, though, of the fact that with all owr progress the
1960 census reveals that one-fifth of our housing is in a dilapidated or deteriorating
condition. The burden of substandard housing is borme disproportionately by a few
groups, the aged, the non-vhite, the poorly educated, and femilies without a male
breadwinner.

But not all our slums are in housing. American citles have all too many
deteriorating commercial and industrial properties and parcels of improperly used
land. Nor are slums just confined to the big cities. Often those im smaller urban
commnities are just as bsd or worse. 63 per cent of the cities and Ll per cent of

the projects in the urban renewsl program in the United States todsy are in cities



that have populations of less than 50,000.

Hophazard strip zoning, fringe area shacks housing minorities and farm
igkorers in communities like my own, and the absence of or lack of enforcement of
rroper building end housing codes have resulied in serious problems. Rapid unplanned
growin in our American cities and land speculstion hawve contributed keavily to
developing slums by causing artificiel increases in land values. HRigh lend prices,
and not just high costs of finencing, building, or restrictive labor practises, are,
in my opinion, probably the number one handicaep to building in the United States

today.

Property Tax Is Stupid

Owr unfair and stupid tax policies have aided end sbetied land speculation
as well as the growth of slums., Wg all suspect there is an wnfair division of the
tax dolley between the levels of federal, state, and loecal government. But what
is even more wnfalr and unwise, in my oplnicn, is our tax policies in relation ito
land and improvements. Cities svbsidize slums by undertaxation and penalize improve-~
ments by overtaxation. local govermmenits subsidize land speculation by underassessing
and undertaxing underused land while the federal govermment benefits speculators and
slum landlcrds by giving them income tax breeks. Ownership of slum real estate is
one of the most lucrative investments in the United States today -- if yowr conscience
doesn't bother you and if you don’t mind letting your fellow taxpayers pick up the
teb for the problems you help to creste.

In my own state of California there iz under interim study a propesed
Constitutional Amendment (ACAk3) which, if passed by referendum, would allow locdl
option on differential taxing of land and improvements. This would be one way of
penalizing slum ownership and rewvarding home improvement without the use of exitensive
federal govermment subsidies and programs which are still only a drop in the bucket
in nmeeting problems of slum clearance and wban renewel. Estimates of the cost of
doing the job by subsidy alone -- in Chicago it is teking almost $100 million to
clear one square mile -~ are so astronomically high as to be impossible.
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Code enforcement is anobher step but will never be effective wntil the
profit is taken out of slums by taxation, Faix_-er, and Just more consistently applied
local tax policies, still ylelding the same total revenuss, would be at least one
reasonable tool. In short, high lsnd costs, which are the big bottleneck to bullding
Jow and middle income housing, could be brought down, and a considerable part, if
not all, of the slums could be eliminated by more courageous usge of tax policy at
the local level without the need for federal subzidy.

In testifyling before both the Senate and House Currency and Banking
Committees at the last sessgion of Congress I also supported the idea that people
making home improvemenits be allowed a reasoneble deduction, llke a business, from
their income tax for such improvements. I know these end oﬁer suggestions sound
like crackpot reformism to those content with the status quo or who might feel their
cvn ox is being gored, but I still think they are worth locking inte. In fact, as
an economist, I think owr economy 18 seriously handicapped by the fact that owr
Jerry-built tax structure, not Just in relatlion to property taxes, is so stuplid that
business decisions are being msde right and left, not on the basis of vhether they
are good for the business or for the best interests of the economy 23 & whole, but
on the basis of tax considerations alone. That is really the "tail wagging the dog"
in my book.

Watch For "Sleepers"

I previously mentioned & good California tex proposal, ACAk3, but that
was gset over for intorim study. Meanwhile, e classic example of tax exemptions gone
wrong is ACA-h which, wheeled through the Legislature as "the farmers' friend", will
appear on the ballot as Proposition & in California this year.

Some of you may remember the tax exemption measure for golf courses and
the "Keep California Green" campaign for Proposition 6 two yesrs sgo. Golf club
members all over Californie were specially assessed for that one, end the high

pressure campaign paid off. Ho orgsnized opposition; a plurallty of better than

1 and 1/3 million votes.
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This sweet smell of success led to ACA-%, vhich seeks to grant a tax-
vacation to close-in lends used for sgricultural puwrposes.

Now, anmyone connected with the bullding industry -« the bullders, the
construction trades, the real estate peopls, the title compenies, the savings and
losn agsociations -~- can see that the den motherhood for urban sprawl is the flock

of lend-speculetors sitting tight on that fence along the rural-urben fringe.

You would think tax laws would be handy to help move those rural-urban
fringe propertles on to the market when industrial and bousing developments meet
them. Inetead of tax laws moving in the right directiom, ACA-l wante those propertiss
locked up at a low aséessmant rate based solely on agricultural use.

If ACA-Y4 passes, these lands could be locked up for a good long time. What
is called "leap-frogging" by developers novw, will be looked upon as short steps. If
ACA-Y becomes law, bullders will enter a new space sge. They will have to geo far,
far, fer out.

Thus, both agriculture and the cities will be hurt. (Arnd by sgriculture I
mean the farmer-farmer, not the land speculator-farmer.) Urben spravl gone wild
wvill riddle logical agricultural areas; cities will lose their concentrated center
for business and industry.

ACA-L will be peddled, I assure you, with weeping and great wringing of
hands for the poor farmer, but it is really a land speculators' dresm ~- & Land
Asgsesement Paradise, both constitutionally intact and impregnsble from responsibility
to eupport schools, civic improvements end ell the other signe of the ad valorem
zodiac we ordinary citizens must observe.

I hope I have not bored you with this illustration of how easlily we cen go
off the deey end in California when we are not watching for "sleepers.” This is
perely an illustration of the kind of thinmg I feel your industry has & real interest
in vatching out for all over the covntry. These are problems that should be of
general interest to every citizen, but they could directly affect your pocketbooks.

My role, however, today has been to try tc interest you im more active participation
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in the problens of urben renewal and housing, in helping to formulate enlightened
pdelic policies, In pavticipativg by serving on varioue city boards spd suthorities,
and wot Just in executing plans formulated by somshody else. It is your show as

much 8 1t is mine,

Can We Afford It?

You may be asking yourself, how cen America pay the tremendous costs of
repaiving owr detericrating cities and dbuilding for the future instemsd of the past?
Without going into the complex estimates of the cost of renewing our cities, (excluding
costs for "normel" new construction) I would say that for the next ten years a reason-
eble estimate of the renewal costs for housing, roads, commmity faciliities, publie
buildings and the like should run arownd $500 billion, which is somevhat less than
the Gross Hatlonal Produet for this yser. Some estimates go twice this high, but 1
think are somevhet too generous.

Can we afford the cost of rehabilitating American cities? I think the
ansver is "yes," and without cutting down elsewhsre. If we increased owr investment
rate in urbsn renewal by 2 per cent, from 10 to 12 per cent of the Gross National
Product, with a normal growth in GNP, the job could be done within a generation
without cutting into other fields of expenditure. As an sconomist, I ar satisfied
that the economle capacity is there, provided we want to use 1t.

Trade Associstion Mambers As Citizens

What role could trade associatlion members like yourselves plsy in the
problems of rehabilitating American cities? I would like, with yowr permission, to
make some suggestions.

We should encourage city officials in their efforts to renew the central
core of our cities. A tree with an unhealthy trunk is dying. Meybe we should en-
courage the planners to reconsider the whole problem of what kind of a city we need
in the future. Maybe it will have to have a series of cores or strlp or satellite

cities because people eren't sbout to walk, and it's getting impozeible to drive and
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park devmiown in most of our big cities. (The Puropeans criticize us saying, that

we'd take the car even to go o the bathroom if we could get it through the door.)

We couwld well gshtop and ask ourselves vhether our sireeis and cities belong only to

shoppere and motorists or to all the people. Owr traffic and mass transit problems
and air pollution problems are crying out for solutions.

We ean't just sit there eand expsct "George to do it." Too often we elect
or appoint city officials snd then expect them to do it all, feeling Iaa if with our
taxes we’'ve bought & 50-yard line ticket to the football game and now enjoy the
right -~ without any responsibility -~ to just sit there and criticize the quartier-~
back for every mistske that occurs, whether it's his fault or nrot. 1 feel somewhat
strongly sbout this as a non-paid citizen commissioner who has taken a beating from
both sides.

It 18 estimated that maybe two-fifths of our local expenditures have to be
for "unproductive" purposes, that is, not directly paying out capital investments
like streets, public buildings and the like. We have to become interested in how
these expenditures are made, what impact they will have on the future "productive”
side, and what they will do to shape our future life in the city. We alsc have to
remember that if the aim of the economy and of govermment activity isn't to promote
the welfere and well-being of the individual, we are Just wasting our time. Actuelly,
we are making remarksble progress in urben renewal in many of our American cities,
both large and small. The best programs are invarisbly in cities where everybody is
taking an active interest and pride in them.

The past year as president of the Hational Association of Housing and
Redevelomment Officials I tried to encourage the members of that association to take
a broader look beyond their day to desy problems. I tried to tell them something
about our problems in the private homs financing industry and of the need for inter-
agssociation cooperstion. I tried to encoursge them in further educstion and pro-
fessionalized training of their members, in the need for more research to deal more

intelligently with the problems we face at the federal, state and local levels in
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exerelsing the catalytic role in the govermmental housing program, woich will be

25 years 0ld next year end in the urban renswel progrzam which is a mere infant,
though lusty -- being only 10 years old. We have passed the point of arguing whether
things should be done publicly or privately. They have to be done both ways.

I appreciate the opportunity of being allowed to mresent this message as
one who has worked on both sides of the fence. The problems are urgent. As potential
commissioner members on urban renewal agencies and housing authorities, you have a
great deal of mractical experience and know-how to contribute. I would encoﬁrage
you to such active participation and lesdership in civic affairs. Even if you do
not, as just plain citizens, with a sense of sociel responsibility you have good
reason to be lnterested in helping to shape the housing and the city our children

will live in when the year 2,000 rolls around.
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