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City Manager, Mayor, and
Honorable City Council
City Hall

QCakland, California

Gentlemen:

We transmit herewith an initial report on the California
Community Redevelopment Act as it might apply to Oakland.

It is the purpose of this initial report to indicate the
prerequisites which must be complied with and to define the
extent of "blighted areas" in Oakland. It is, further, the
purpose of this report to recommend action for redevelopment
of sections of Oakland for housing and industry, recognizing
and outlining the problems which accompany such redevelopment.

It is recommended that an Urban Redevelopment Agency
be established to work cooperatively with the City Planning
Commission and the Housing Authority of the City of Oakland
in selecting sites for public and private redevelopment, to

develop preliminary designs for projects, and at the same
time to carry on essential public education.

Respectfully submitted,

~Soton G Wann__
ég:; m E;gineer '

JGM: gh
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SUMMARY OF RECOMMENDATIONS

The City Planning Commission recommends that the City Council take

the following steps to initiate community redevelopment and to provide
additional low rent housing in Oakland:

1.

10.

3 B S

12,

Adopt a resolution accepting the report, "Redevelopment in Oakland,"
and designating it a part of the Master Plan.

edoPt a re§olution finding that blighted areas exist in Oakland as
indicated in the report and designating them a redevelopment area.

Adopt resolutions finding that in the interest of the public health,
§afety, and welfare a Redevelopment Agency should act and request-
ing the Mayor to appoint five members thereto.

Adopt an ordinance finding that low rent housing is needed in
Oakland to the extent of not less than 3,000 units and directing
the Housing Authority to apply to the U. S. Housing and Home Finance
Agency for this number of public housing units.

Direct the Housing Authority to apply for a preliminary loan in the
amount of $100,000 to finance necessary surveys, preliminary project
designs, and preparation of applications for grants for low rent

housing and redevelopment projects.

Request the Housing Authority to establish a section to deal with
the problem of relocating families displaced from low rent housing
and redevelopment project sites.

Direct the Housing Authority and the City Planning Commission

jointly to recommend sites for not less than 3,000 units of low
rent housing on vacant land and in blighted areas.

Direct the City Planning Commission to recommend sites within
blighted areas for redevelopment projects to be constructed by
private enterprise.

Direct the Housing Authority and the City Planning Commission jointly
to prepare preliminary site plans for low rent housing projects.

Direct the Redevelopment Agency and the City Planning Commission
jointly to prepare preliminary site plans for redevelopment projects.

Direct the Housing Authority to conduct a campaign to inform the
public of the need for low rent housing and the ways in which it
will benefit the city.

Direct the City Planning Commission and the Redevelopment Agency
to conduct a campaign to make the public aware of the potentiali-
ties of redevelopment and to interest private enterprise in invest-

ing in slum clearance projects.
(See Appendix for Suggested Ordinances and Resolutions)




PART |

INTRODUCTION




Page_10

Urban Redevelopment in Oakland

A

PART I -~ INTRODUCTION

Most of our cities contain blighted areas--grim, ugly neighbo?hOOds
in which housing has fallen into disrepair, industrial and commercial
uses have intruded among the residences, traffic conditions are h%zard'
ous, recreation areas and other community facilities are inadequate, and
the general environment has degenerated to an unwholesome level. The
California Community Redevelopment Act officially recognizes that such
conditions endanger the public health, safety, and welfare and that

eradicating blight is a public responsibility.

"Redevelopment" is a term used to describe the process Qf cl?aring
blighted areas, replanning them, and rebuilding them for residential,
industrial, commercial, or public use.

The intensity of current interest in community redevelopment is
indicated by the fact that the 1949 session of the State Legislature
amended the Act in detail. The revisions greatly simplify the procedure
for initiating redevelopment projects.

California is not the only state which has adopted redevelopment
legislation. More than half the states now have such laws on the books.
New York has provided for partial tax exemption over a 25-year period
as an incentive for private capital to invest in redevelopment.
I1linois has appropriated $13,000,000 for grants to be matched by local
contributions. The Indiana act enables municipalities to levy direct
taxes to be used to rehabilitate slums. In many other states enabling
legislation is stimulating cities to attempt to rebuild their blighted
areas. The extent of activity is indicated by the many reports issued
by aggressive planning commissions and redevelopment agencies proposing
various methods of attacking the problem.

Up to the present time the lack of funds has been the principal
obstacle in the path of redevelopment. Cities could not afford to buy
up slum land and rebuild on it or to transfer it at a reduced price to
private developers. However, the Housing Act of 1949, recently passed
by Congress, provides federal funds for both low rent housing and slum
clearance. The Act authorizes the construction of 810,000 units of
low rent housing. It provides for 4O-year loans covering as much as
two thirds of the cost of redevelopment projects. A maximum of
$25,000,000 is authorized for 1949 and $225,000,000 for each succeeding
year, with a total limitation of $1,000,000,000.

On April 20, 1948, the City Council requested the Planning Com-
mission to make investigations to determine whether redevelopment is
needed in Oakland and to make recommendations for action, as justified
by the facts.
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Thin report 1a the firat published in response to that requost. It
abbompte Lo anawer the quesbionst Are there bl fghted areap in Oalklnnd?
and 10 po, where are they looated? It also outlines the provieionn of
the Communtty Redevelopment Aol purveys alternative methods of f1nano ing

tho rebullding of blighted arean, points out problems which will arloo

in the provess, and propopes golutions, Minal ly, the roport, rocommondo

the sbeps whiloh muat now be talken 4f Oakland 1a to wapge war on blight.
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PART_11 = PREREQUISITES OF THE GOMMUNITY REDFVELOPMENT ACT

Oakland hao complied with the following proliminary prorequisitos
to proceoding under the Community Redevelopment Aot of 1945.

1, Oakland has had a City Planning Commission eince 1932,
2, Oakland has adopted the following master plans:

A. "Freeways and Major Streets," adopted on
March 4, 1948, by the City Council as a part
of the Master Plan,

B. "Transit Facilities and Mass Transportation,"
adopted on November 20, 1947, by the City
Councll an a part of the Master Plan,

C. A goning ordinance adopted on February 5,
1935, by the City Council,

D: "The Civie Center and Lake Merritt Improvement,"
adopted September 25, 1947, by the City Couneil
ag a part of the Master Plan,

I, The Commission has prepared and adopted other
plans for civiec development inecluding fire
house location, health center location, off=-
street parking, unifled terminal facilitieas,
and low rent housing--all parts of the
Master Plan,

3. Population density and building intensity standards for the
various zoning districts were adopted in 1935 as a part of the zoning
ordinance (474-475 0.M.S.).

i 4. Estimates of future population for 1970 and 2000 A.D. have
i been prepared by the Commission. These are revised periodically as
additional information becomes available.

5. A etudy of the areas within which blight exists im presented
herewith, This report has been adoptod by the Clty Planning Commission,
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A Clbeewide

The Commant ty M\wm\‘wﬂw Aot definea the oriteria indioative
aff  hlighted avesa,  Nob all of these ortteria can be Intenaively
tnvesbigated on a oltywwide haalse, becanse of practical Limttationa,
Many of them oan be tnvestigated (h detall anly when praject areas
ave desigtnted A honse to honse oanvaas ahowld ba made 1 eaoh
prafect arten W provide a acdid taals of Mot on whileh to predionte
sorreative wmeanuves,

From an analyeta of the Communtty Redeveloprent Aat, the factora
Indiontive aft Bighted aveagws=vhether ovoupled or vavant, whether
uged fhr realdence, commerce, or tiuatyry==inolude one or any combi=
mtion of the fallowing:

Conditiong Relative to Bulldinge

t. Defeobive deatgn and oharacter of bullding.

S0 Fanlty intevion avvangement,

b Banlty extertor apacing with tmadequate 1ight and aie,

4. Overeage buildinge, bulldings needing major vepale o
unttit fow wee,

A, Obhaoleacenoe beonuge of poor altug, desigy or mixed wae.

o, Uneate atenotumd m\n\s\'i‘tais\m\

Gonlitione Relative to Bonnlation

e Nigh Qenelty of popwlation,

. Overorowding of dvelling unita,

O, Inadequacy of recrentlon tuoliitiea,

10, Excegaive juvenile delinguency and orime vatea,
11, Lose of popwlation,

12, Uneconomie 1ot ahaper and aloea,

12, Sbreet plan and sabdiviaion not adjuated to bopogaphy .

b4y haproper or tnadequate proviaton of publio ubilitiea,

P8, land pubjeot o Inundation,

16, lmecenamiond Wee of Jamd detrimental to the pubiie
health, safety, and general weltave,

17, Uneconamioal extenaton of muniolpal povvices to
outlying avean,

1R, Diaproportionate expendituve fop poltoe aml flve
protection and ather publie gervived,

19, Digperalon of \\mwm\\l\ oft lamd.

20, Laok of buddding notivity.
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Conditions Relative to Health

Rl., Unsanitary conditions breeding disease and increas-
ing infant mortality.

Conditions Relative to Value

22, Impairment of tax structure owing to depreciated
property values.

23. Inadequate tax receipts in relation to service costs.

24. Disproportionate number of tax foreclosures.

The following 15 sections of the report contain detailed studies
of many of the criteria of blight outlined above. Tndividual blight
characteristics are separately analyzed and the incidence of each one
in each of the city's 72 census tracts is shown.
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Population Loss and Gain, 1940-45

The civilian population of Oakland increased from 302,163 to
365,196 between 1940 and 1945. The greater part of the increase was
due to in-migration. All census tracts except Numbers 28 and 35
showed a population increase. In some the increase was quite sub-
stantial, as in parts of West Qakland where ‘temporary arnd emergency
war housing projects were located. In many of the medium-aged
residential areas the population remained practically constant.

The attached map indicates for each census tract the 1940 popu-
lation as the upper figure and the 1945 population as the lower
figure. The two census tracts which lost population are indicated
by a distinctive symbol.

It should be noted that conditions indicated by the Census of
1945 represent only a temporary situation. Non-resident military
personnel based in the city were included in the enumcration. The
total military population was recorded as 31,739 with the major
concentration occurring in Census Tract Numbers 15, 21, 23, 67, and
72. This military personnel swelled Oakland's population to a total
of 400,935 in 1G45.

A recent study made by the City Planning Commission indicates
that the trend of 1940-45 has continued with the population for 1950
estimated to reach a total of 438,00C persons. This will be the
greatest numerical increase for any decade in Cakland's history.

It is to be noted that new dwelling units were produced at a
rate barely sufficient toc replace housing which became obsolete
during the period 1340-1950, let alone sufficient to care for this
rapid population increase. The average net increase for 1940-48 was
at a rate of 1,517 dwelling units per year. These include the per-
manent but not the war emergency and temporary dwelling units. The
adjusted average, including the temporary and war emergency housing,
would increase the number per year to 1,893 dwelling units. The
dilemma of too many people for too few dwelling accommodations is
obvious.

The stimuletion of building in all fields--low, medium, and high
rental--is a must. Public housing must be anticipated as an inte-
gral part of the future program. The temporary and war emergency
housing, built in accord with no reasonable standard of permanency,
safety, or livability, must be replaced as soon as possible.
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Density of Population - 1945

Ten years ago there wes an excess of vacant lots in Qekland.
They were available at comparatively low prices. Today practically
all level lots have beer absorbed by btuilding. Tke hill lots vhsre
the ground slope is in excess of 15 per cent are siill available Tut
expensive to improve. Conversion of close-in property to a more
intensive form of use has proceeded at an accelersted pace as vacant
land has been withdraun from the market. As a result, there bas
been an increase in the density of population on the close-in land.

The attached plan indicates the average populastion demsity per
acre by census tracts for 1G45. There is 2 varistion from 3 mipimm
of 0.L persons per gross acre to a maximm of 75.1 persons per gross
acre. The average for the entire city was 11.8 persons per gross
lznd zcre.

The areas of concentration are shown by the sclid black indica-
tions, while areas of decreasing densities are shoun by successively
lighter symbols. The individual densities are shown for each census
tract by the figures within the larger circles. The smaller circles
and the figures therein indicate the census tract mumber.

Portions of West Oakland and Bast of the Leke are now the sreas
of greatest pcpulation concentration. In estimating conditions as
of today and as they can be expected in 1950, it should be noted that
the majority of the close-in areas are more densely occupied now
than they were in 1G45. The rumber of census irscis in the highest
density classification (over 30.C perscns per gross acre) will con-
timme to extend farther into West and East Oakland during each suc-
cessive census pericd. In the close-in areas there has been little
or no new housing development. The population increase has bean
accommodated primarily by conversions of existing housing.

Nowhere in Oskland has there been an increase to a point where
the density of population by census tract, per se,is any irdication
of blight. Preservation of the individual home with its surrounding
open spaces, low average height of buildings, high percentage of
home ownership, relatively high percentage of area in streets in the
close-in sections, all have tended to keep the density per gress
acre low. Because of these factors, it is believed that even with
the estimated increases for the future, the density per gross acre
in Oakland will never produce the problens encountered in San
Francisco and other larger cities where much greater concentration

exists.
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3.

Over-Age Dwelling Units by Census Tracts

Oakland is a young and growing city compared with those in the
East. The facades of Oakland's older buildings appear relatively
modern compared with the relics in eastern cities.. The preponder-
ance of all structures are wood-frame construction adapted to the
milder climate. This has resulted in a lighter and less permancnt
type of structure than is found in the East.

Fifty years is a long time in the life of any wood-frame build-
ing. No one has ever calculated with any degrec of finality the
economic life of various types of structures, but for wood-frame
construction an accepted estimate is 30 to 35 years. The rapid
increase in maintenance and upkeep costs and the factors of obso-
lescence and style certainly become very appreciable after 30 to 35
years.

The illustration opposite is presented to emphasize the point
that a large proportion of Oskland's dwelling units is approaching
the age when replacement becomes necessary. This map indicates the
per cent of all dwelling units by census tracts built prior to
1900--almost 50 years ago. An average of 12.6 per cent of the
city's dwelling units were built prior to 1900. On the other hand,
half of the census tracts in the city contained only 4.3 per cent
or less of dwelling units built before 1900. The basic data were
secured from the 1940 Federal Census of Housing and are equally
valid today except that thc buildings are now 10 years older.

The map shows rather strikingly the concentration of older
structures in the close-in scctions and the progressively decreasing
age beyond the Central Business District. There are nine census
tracts where over 40 per cent of the dwelling units were built prior
to 1900. It is apparent that consideration must be given as to what
should be done with these over-age structures. A gradual process of
individual building replacement does not appear to offer any solu-
tion, because it is inevitable that the original units will be fur-
ther subdivided for more intensive use, and that by slow accretion
the open spaces about the buildings will be reduced progressively to
the bare minimum requirements of the zoning ordinance.

The usual experience of cities has been to solve this problem
of obsolescence by ignoring it and permitting layers of over-age
residences to accumulate as the city's growth continues. Oakland is
fortunate in being aware of this problem before its effects acutely
disrupt the city's economy. As the city grows older and population
densities increase, the opportunity we have now will be lost.
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&.

Imeccouate Bath Facilities by Census Trscis

Tmmumemmm:nfmuizgmtsmm
ssosus tract beving imsdequste bath facilities or sharing bath
7e2ilities with other dwelling umits is shoun on the sCCORpDEIying
:Tlvsirstions. The mep does mot include the status of facilities
ir t-ansient hotels or in other non-household accommodaticns.

By beth facilities is meant 211 three of the followinmg:

1, Priwate baeth tob or shower.
2. Private flush teilet.
3. Borning weter wvitkhin the dwelling unit.

Abhsence of zny or all of these fecilities classifies the dwelling
=it 25 below = reasonshle standsrd. Todsy to sccept less then this
ririmem ce~tainly would mot be in the public interest end by mo cri-
temion could spch dwelling uniis be considered adequste. The Stste
Sousing Act, Sections 17450-17585, and the Qe¥land ¥Monicipel Cogde,
Article 8, outline the winimm ssiisfactory standards.

The source for the basic dsta is the 1340 Scusing Census. Con-
ditions today are corsiderzbly worse than indicsted in this study
beeanse of more concanirated use of dwelling unids.

It should be noted that, wvhile the mesn for the entire city
w=s 9.0 per cent and the median 2.7 per cent, in thres cersus tracts
over 70 per cent of the dwellings laci=d sdequate bath facilities.
On the other hand, ore-sixth of the city's censuvs tracts bad less
than ope per cent of inmsdeguacy. In 14 of the 72 census tracts
studisd, over 20 per cent of the dwelling units lacked sdequate bath
facilities. A1l of these except Census Tract 67 sre in the older
sections of the city. .
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4, Duedddne.lndbe. o Need, of Malor Nepair by Gensus rasls

The purpose of this study was Lo ascertain the sensis Yraots vithin
whioh the oondition of dwelling unite indioaten the nesespity for some
progran of noblon, Intereating sorvelations oan be made betyesn the
gtudien showing over-age dyel)ing unite, inadequate bath fagilitiss,
and menn oontraot monthly rent, The tendensy for sonditions inimioal
to the publio interest, Lo oluster 1 beginning to becoms apparent,

This map shows the per cent, of the total dyelling units within
enoh oenpup brnnt whioh are in need of strustursl vapudr Yo Lhe extent
that the dwelling 1s elther unfit for use now or will beoons so unless
major repaire are made,

The dats were taken from the United Btates Census report on honeing
for 1940, 1In a study of this kind 1t must Le resopnized that arny
evaluation made by a lavge number of investipators is subjeol to indie
vidual Judgmente, However, thare ip no evidence that the study 1s not
reprasontative of average conditions, or that, tLhe relative standings
of oonsus Lraots would be ohanged by mors preosise and detailed investis
gatdons, Conditions today are but Jittle ohanged from those indicated
by the census, Modernization in the aresms where the need for repairs
ip grentent has not prosecded at a rate that has prodused any appreci=
able ohanpge, There has been no progeam of demolivion or eorrestion of
housing and bullding oode violations sinoe 1942, The City of Oakland
will have to adopt a foreeful polisy of ordering demolition of builld=
ings vhere necensary, or of requiring corrective action if present
sonditions are to be improved,

The total number of dwslling unite reported in noed of major ree
pairs (14,930) wae 14.4 pur cent of the olty's total dwelling units,
Of the 77 ocenpus troots, the twelve olopest Lo Lhe Central Businese
Distriot sontained only 18,3 per cent of the total dwelling units but
at the same time contained 31,9 per cent, of the units in need of major
repairs, IUxpressed in another wey, the dwelling unite needing major
repadr in these twelve sensus traots ecomprised 24,1 per eent of the
total number of unite in thepe traots, whereas, for the remainder of
the oity, the dwellings in need of major repair conprised only 12,1
per sent of the total number of units,

In these twelve cenpus trasts over 4,50 pubstandard dwelling
unite aro orowded onto axponeive land near the hoart of the eity, De=
oauge of thelr age and obpolosoense thess dvellings nroe gonerally oocus
plod by tonante in the lowest woonomic bracketn, ‘The lund, in many
inetancen, 1s held for speculative purposes. This rosulls in overs
orowding already inadequate housing with more tenanbe to produge the
e min poseible incems, Arrespective of ol fant, on Lonnnhg,

Gonorally, lots are too small and coply Loo hiph Yo permit ounsrs
to retut)d indspondently, Clearly, no pormanently deplrable solution to
this (1 Leamma 18 possible without n broadeor nonsopt, of Ythe need for open
0pace nnd sommunity foeilitdes necessary ror dopirablo urban 1iving,
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Urban_Redevelopment in Oakland Page 2

7. Quner Ocoupled Dwellinge by Cengus Tracts

The per cent of owner oceupied dwelling units in ench cencus
traot emphasizes the correlation between nbsentee ownership and sub-
standard condition of structure, The illustration indicates the per
cent, of all occupied dwelling units which are either occupied by the
owner or from which the owner is only temporarily absent. The sta-~
tistice do not include vacant units or thope offored for sale.

A comparison of this map with that showing the need of major
repairs will revenl the fact that when owners move out of blightod
arens to other more desirable districts, neglect of the older rental
units becomes inevitable, The attitude of the abgentee owner then
becomes one of realizing the maximum return irrespective of the
housing conditions and their effect on the people forced to occupy
these dwellings.

* The data wore selected from the 1940 Housing Census, From the
analysis of the changes that have taken place pince that time 1t 1s
ostimated that thepe statiptice are uniformly low. There have been
a considerable number of forced and voluntary eales wherc tenants
became owners not through choice but because of the nocessity of
having sholter at any cost,

The per cent of owncr occupancy is aleo an indieation of the
dopree of difficulty in ncquiring sites for redevelopment. The
higher the percentapge of ownor occupancy, the greantor the degree of
difficulty in acquiring sitee for project development., This wae
found true during the timo of nequisition of land and improvemonts
for low rent housing. The relative differcnco in dollar value plus
difficulty of acquiring new homes for perpons who might be die-
placed by redevolopmont projects introduces one of the most serious
probleme in redevelopmont.

Hore again tho concontration of the lowest percentage of owner
occupancy oceurs in the immodinte vieinity of the Central Business
District, and an increaping percentage of owner ocecupnncy occure ap
tho digtance from downtown incronsce. Owner occupancy within cer-
taln income groups should bo stimulated. 1In othor income groups
rental occupancy should be fostored. In any city tho slze of
Oakland there ip room for both types of occupnncy, Thoro is also
o rospponsibility for the provipion of rontal housing in public
housing projocts designed to serve the lowest income brackets., The
per cent of owner occupancy varies from decade to decade and also
shows o definite decline as the city Increnses in slze. The sta-
tintics of other larger citics verify such n conclusion. Oakland
can probably look forward to an Inereapo In the percentage of owner
occupaney in 1950 and a declino In percentape in the pucceeding
yenrs,

Council ol Communllty Services . Ouskland Arer
337 - 131h Sirgey
Oaklond 12, Californts
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8.

gvercrowding of Dwelling Units by Census Tracts

One of the criteria which are indicative of conditions inimical
to the public health and welfare is the overcrowding of dwelling
units. The illustration presented herewith indicates the extent of
overcrowding. Where more than 1.5 persons live in one room, over-
crowding is said to exist. It must be stated that there are indi-
vidual instances of two-person families occupying single-room
apartments where such ocoupancy would not constitute unhealthful
overcrowding.

The data presented were taken from the 1940 Housing Census.
Overcrowding is much more intense today because of the influx of
population and the restricted number of new dwelling units which
have been created by new construction or renovations since 1940.
The population has increased approximately 125,000 over the 302,163
of 1940, while only 14,283 new dwelling units have been constructed.
An additional factor which has increased overcrowding is the higher
cost of living, This has reduced income available for housing and
without question has resulted in further doubling up. The return
of veterans has also resulted in more intensive use of existing
facilities.

The 10 close-in census tracts within which housing is a desir-
able future use show greater overcrowding than the average conditions
for the city. Within these census tracts the over-all population
increased from 45,361 to 57,821 persons. The most substantial in-
crease occurred within Census Tract Number 16.

Both of the census tracts in West Oakland potentially desirable
for future industrial use indicate a substantial increase in popu-
lation with consequent overcrowding. These are census tracts
Numbers 15 and 16 west of Peralta and south of 7th Street. With
the production of low rental housing units this overcrowding could
be reduced. Most of the residents of this section are low-income
families, eligible for acconmodations in public projects. Gradually
Census Tracts 15 and 16 could be cleared of housing, and the land
could be put to its best use. As has been pointed out, this process
would not create density problems in other parts of the city because
most of Oakland still is far from overcrowded.
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The average nmumder of persons par dwelling uait a: ahowm for
e T2 census tracts in the Srecial Census of 1S is intioated
graghioally in Ve accompanying illustmtion, This inforration
sepleneats the data Shown in Overcroading by Dwelling Mrite®
Geserelly Where there are more than 1,5 persons per room ad s
Agh average mymtet of cccupants per dwelling unit, an axvertions

wdesirable situation existe, Rwever, latier condition
standing slone Joes Wt necessarily indioate Dight.
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10, Interdor Ruelling Iirves vy Cengus Tracks

The folloving map shows the number of fires which eauged
property Asmage nnd vhich oceurred in residentinl etructures from
January 1947 Yo July 1948, 1t does not indicate damngs, enuss of
{ire, or responses of fire equipment to false nlarme or non-
ropidentinl fires, The full cost of fire in terme of property
damage and lives lost, in terms of higher ingurance and fire pro-
tection copts, can only be implied in a etudy of this kind,

The data were taken from records of the Oskland Pire Depnrte
mont. Bince a period of only eightesn months was studied, the
possibility of chance variations is moderstely grent, Howsver,
the uniformly high 4ncidence of fires throughout the blighted
conpus tracte establishes n pattern scarcely attributsble to
chance,

The validity of this conclusion ie confirmed by the repults
of a comprehensive study of reeidential fires in Oskland mads by
the Burenu of Public Administestion of the University of
Californin ("Pire lLosses and Fire Ricks"), The study, covering
a period from 1975 to 1940, revenls vory strong positive corre-
latdion between fire probabilities and nge of structure, Other
factors which showed a positive relationship to firee were over=
erovding and need for major repuirs. Average monthly rent also
wap positively correlated, although thie would appenr to be 6
loss reliable index,

From this analysis it 1s apparent that no single factor is
responsible for the high incidence of fires in the nlipghted areas,
Hence, no pimple solution for this needless destruction ean be
offered, Only a solution which deals at cnce with all of the
miltiple causes of fires, and of blight, con crente onfer and
more satisfactory places to 1live,

e e

o ~———

A — T TSNS

e

.
ol
o
=



LEGEND

NUNBER OF OFFENDERS AGED
§-1T PER 100 JUVENILE POP.

BELOY 09
&Y 10 — 19
B w0 — s
72 135 — 4
o 5
CITY MERN 3l

CENSUS TRACT MO

/4
CITY MEDIAN 245 /
©)
/

£
JUVENILE OFFENDERS

1947 \/,/(

COMMUNITY  CHEST
OAKLAND ~ CALIFORNIA
COUNCIL OF SoCIAL AGENCIES — RESEARCH DEPT




4 geggxngEEQQt in Oakland

11, Juvenile 0ffenders by Census T acts, 1947

The accompanying map indicates the r
ders per 100 children from the ages of 10
tracts. These juveniles are asslgned to census tractg according
to place of residence. The study does not shoy the total number
of offenses committed or the extent of recidivism, Neither does
it show the breakdown by sex, nor the census tract in which the
offense was committed. The data used were compiled for 1947 by
the Research Department of the Oakland Council of Social Agencies,
Since juvenile delinquency rates change from year to year, some
of the rates shown for 1947 may not reflect today's conditions.
Yet the fact remains that the delinquency rate in the worst areas
remaing high year after year. The rapid turnover of residents
experienced in most of the problem areas sugpests that this en-

vironment is like an infectious disease which affects new and
old residents alike.

atio of juvenile offen-
through 17, by cengus

The age limits 10 through 17 are used here because so few
offenses are committed by children under 10 that any percentage
figures based on the total number of children would be mislead-
ing. There are doubtless many juvenile offenders whose offensges
are either undetected or unreported.

There is no simple explanation of this pattern of delin-
quency. It is not caused solely by substandard housing, inade-
quate recreation facilities, or other physical conditions.
Rather it is a situation which, like blight itself, results from
a wide variety of factors. No one alone could create the problem,
but all taken together cause conditions that must be corrected
in the interest of a healthy urban society,

Page 27
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regt 1 ract

The distribution of Class 1 offenses and arrests by
cengus tracte 1o shown on the accompanying maps. Thege were
pre ed to show the relationship between blight and distri-
pution of Clags I offenses and arrests.

One of these maps shows the number of major crimes com-
mitted, the other the number of arrests made. These are
clageified according to the censue tract in which the offense
occurs or the arrest takes place. The figures shown are the
ratios of arrests or offenses per 100 adults (12 years or
older) as calculated from the 1945 census.

The statistica do not include all types of eriminal offen-
ses or arrests but merely those in Class I. Class I offenses
include felonious or aggravated assault, auto theft, murder,
rape, robbery, burglary, and theft. Class II and III offenses i
include misdemeanors and less aggravated felonies not neces- ¢
garily committed by confirmed criminals.

The data were provided by the Statistical Divieion of the |
Oakland Police Department and cover a period of 18 months from |
January 1947 through June 1948,

The fact that offenses and arrests are not adjusted for
the census tract residence of the offender or the person
arrested introduces another source of possible error. In the
Central District, where many people congregate, there is apt
to be a great deal of crime not attributable to residents. :
Conversely, in other districts where few criminals reside there '
nay be extensive criminal operations. This fact probably
accounte for the high offense rate in Census Tract Number 1.

The maps show the high crime rates and high police pro-
tection costs in arcas of urban blight.
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v Jomant 1p. Onlcland o~ — Y

That the alleata of ur)mn blipght are not 1imited to observable
1r°nm.n‘bﬂ1 faatorp ie wall lnown Lo ol I,ly henlth of f1oers. The
env ] envirvorment, in terma of housdng, balthing fanilities,
,:orowdd.ng, and adequate 1ight and aty, nll have a profound af foot
M the health of the olty's dnhabltantp. Thope sbn tiption indioate
%ﬂ, axtent to whioh tuberculoain deatha Lond Lo ooour In arean of

plights

No olaim im made that there 1o n direol, relationship between
tuberoulonls and any single environmental fnotor, Yol Lhe data
ghow unmiatakably that thera is a relationship belween 111 health
and the total environment. Tt may not be posnible to cure the
digenpe overnight, yet Amprovement of tha nrens whera dinonue
gtrikes hardost 1p an eapential first stap Loward the control of
tuberoulosin,

The statintics presented here are Lho average of the number of
deaths per year par 10,000 population cnnsed by pulmonary tuboret=
losis, by cenpun traote, The data for Lhe years 1944, 1945, nnd 1947
were pupplled by tho Oakland Haalth Dopartment and the population
bage uned was the 1945 census,

Of the 13 ocensus tracts with highent death rates, 12 are ocon=
gentrated in and about tho Central Duolnons Distriot, The thir=
teenth 4p Cenpus Tract 55, weet of High Utroet betwoon East 14th
Btraot and the Fetuary, Of the 13, nino conpus tracls have a
death rate in oxoepe of three timos tho olly's average of 2,6 per
10,000 permsons. One of the tracts (Numbor 20) had in excose of
10 timem tho clty's averngo,
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Infant Mortality by Census Tracts
SR .

The illustration shows the number of deaths of infants under
the age of one year in 1945. The figures include not only lives
unavoidably lost because of immature development, but also deaths
caused by infectious diseases. Deaths, particularly in the latter
group, often are attributable to environmental conditions.

The chief causes of infant death are gastro-intestinal
diseases, such as diarrhea and enteritis, and pulmonary diseases,
mainly whooping cough and pneumonia. Both of these classes of
disease have a definite relation to conditions typical of low
socio-economic status., Diarrhea is largely caused by improper
refrigeration and food preparation. Pulmonary diseases are con-
tracted and spread where there is overcrowding and inadequate

light and air.

Just as in the foregoing illustrations, here again we have a
concentration of socially wasteful and dangerous conditions in a
single area. Eight of the ten census tracts nearest the downtown
area are among the worst third of the census tracts in the city
in terms of infant mortality.

Just as in the case of tuberculosis, it cannot be said that
good housing alone is the complete answer to the problem. However,
it can be validly concluded that provision of adequate housing
coupled with a sound follow-up program of dietary and health edu-
cation on a community-wide basis would materially reduce the
infant mortality rate.
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BN CENSUS TRACTS WITH GREATEST CONCENTRATION OF BLIGHT  (RANKING 13T TO 12™)

CENSUS TRACTS WITH SECOND GREATEST GCONCENTRATION OF BLIGHT (RANKING 3™ TO 24Tw) |
CENSUS TRACTS WITH THIRO GREATEST CONCENTRATION OF BLIGHT (RANKING 25™ TO 367)

=

CENSUS TRACTS ABOVE AVERAGE (RANKING 37™ TO T72M)
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. Blight Characterigtics
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The accompZ inying chart summarizee

N

eceding 15 (r**iunr;, in which individuz]
the pPT A

plight were '.'-l/zf-' From these mape zrd the
on which they are based it ie simple o firg

contain the r- phegt percentage ,f old houses

delinquency pr’b]m" 'u.'i other 1 ‘

and social dislocation.

But the real test of bligh
of a few of these .,/"r/'r,or",
neighborhoods ar deficient
be r-],a"'"ifi"d as blighted.
a number of blight symptome

gingle census tract. Theee ¢
qvlt,e blighted but caught in
ultimate blight, An immedial
and elimination of non~-conform
full social and economic usefu
tually become burdens to the

Blight is not a2 condition which
defined. It is a compli cated pattern
ditions and exhibiting interdependent

A ig jerry-built and poorly laid out, p

f eventually move away. Fents decrease
ings are converted for more i I

‘ the rent loss. Crowdin ar.d

‘OQ

1 other diseases. The dea ra

| forces children into stri-':ts in
ness, industry, and dilapidated
mixed., Family unity is disrupt
venile delinguency is short; sh
into crime. And who can put his
this degradation? There is no
a great many forces produces bl
blight is to find where most or

t taneously,

il
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Along the Estuary at the foot of

ler blighted area. This former rogiggnifzgogilte? another,
been bisected by the freeway and thoroughly penetr:trdcg has
tries geeking the advantages of a site on %ho Estua ed by indus-
1 transportation. Further industrial deVOl&menzy und near
ably will take place, gradually eliminatin on ;his '
use. Because of its location and character, a mor Bdris dential
study of the area for redevelopment as an iﬁdustri:l :igélig .

order.

Judgment must be reserved on the
¢6, 67, and B i1l the vesulta sP thgoggégiggnziigfnsus Tracts
able. Recent residential building oxpansion in the gmome avail-
village neighborhood has so improved the character frgokficld
that reliable conclusions cannot be drawn froﬁ‘the i940h§eﬁ:32

data.

No such favorable changes have i
ci?y. ?ermanent residentia% construgggg;rﬁgslgezgea:earttOf o
still since 1?30, vhile the population hasg rapidly inci " agd-
The poor ?ou51ng and sanitary conditions which, as thiseise .t
shovgsc,1 existed in 1940 have been greatly inten;ified durispoih
gas ecade. Whatever change the 1950 census may reveal ago te
ensus Tracts 11 through 29 undoubtedly will be for the wors:

e —
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and Nei hborhood

¢ Oakl

B.
he city-wide
that the main concent
of the Central Business
e neighborhoods.

¢ of the Lak
et re is appropriatel

studies pr?sented in the preceding section indi-

ratlons‘of symptoms of blight occur on the

District and in the West Oakland and

:1 Most of the land surrounding the

, : marcial ot pro y zoned for business and light indus-
irial uses. The remaining areas are chiefly zoned for housing and
s be urgently in m.eed of rehabilitation, However, before
.44 + they are ripe for redevelopment, these districts

cluding that o
4 be scrutinlzed from several additional points of view.

shoul

al of pertinent information can be gained from de-

f land subdivision, street patterns, land use and

on of individual structures. Before any séund

am can be formulated, the characteristics of the

d must be known. A check of existing and pro-
t housing projects, and

A great de
tailed surveys O
e and conditi

redevelopment progr
to be house

pulation
jeoted schools, community buildings, permanen
open spaces will indicate the possibilities of particular areas for

rehabilitation ~

The West Qakland nei
the area bound

is used in this

ghborhood, as the term
Market, 22nd, Grove,

ed by Wood, 3rd,

report, jncludes
Brockhurst, and 34th Streets. As indicated on the map, the residen-
Jed into small lots, many with frontages as
jcal side yard is extremely

tial land is subdivi

restricted as 25 feet. Although the typ
pbuildings fall below minimum standards for light
taller than two stories and front

parrow, not many
and air because few structures are
and rear yards are provided on prac
yards generally
or other types ©
been allowed to
become breeding ground

tically all lots. However, the
are not large enough to -be suitable for recreation
£ outdoor living. As a result, junk and refuse have
accumulate in many of them, and some of them have

s of disease. ;

The subdivision of land into small lots and diverse ownerships
makes it practically impossi svate agency to accomplish
the rehabilitation of the area without public aid. To overcome the
difficulty of land assembly, the poweT of eminent domain is neces-=

sary.

The street pattern, a gridiron traversed by several d?agonal
arteries, cuts the neighborhood into small blocks. Approxmately
35 per cent of the area 1is Jevoted to streels. The gridiron pattern

and the excessive amount of street space o it possible for &

great deal of high-speed
A1l the traffic between the Central Business pistrict and
h West Oakland. Noise and dangerous traffic
d be routed around

Francisco funnels throug
conditions result. Ideally, thro
residential segments of the neighborho

ugh-traffic shoul

od on major arteries designed
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flows. The lack of any such channeling in West
e complexity of the city's over-all traffic prob-

dle hea-Vy
s B o

em.

i 1and use map reveals an undesirable intermingling of dif-
The os of use in the West Oakland neighborhood. (The map is

ferent tyguce d here; a display map is available.) The proximity of

not repf':l lants and commercial establishments to residences creates

mdustrlto ls’ afety, health, and morals, as well as being objection-
coon an aesthetic viewpoint. In the long run, a pattern of

;bii:d uses also tends to depress property values.

The need for open spacc and commnity recreation facilities is

test in areas of high population density and low average family
income. In West Oakland only 1.2 acres per 1,000 residents are de-
yoted to parks, playgrounds, and school sites. A city-wide average
of 10 acres per 1,000 population is recommended by the American
public Health Association's Committee on the Hygiene of Housing.
Juthorities on recreation suggest five acres as the minimum size
for an elementary school playground, yet none of the elementary
schools in West Oakland has a site of more than thrée acres. Junior
and senior high school facilities likewise are inadequate. The
area standards are 15 and 25 acres respectively. It is clear that
the layout of the neighborhood falls far short of minimum open
space standards.

The maps in the preceding section show general conditions re-
garding age and condition of dwellings by census tracts. House-by-
house information on the age of units is available from the 1938
Real Property Survey. These data reveal that 35 per cent of the
residential structures in West Oakland are 50 years old or older
and definitely can be classed as over-age. An additional 42 per
cent were built between 30 and 49 years ago. Most of these are
obsolete or about to become so.

e Data on the number of dwelling units needing major repairs and
e immlber lacking private baths is available on a block-by-block
8is in the U, §. Housing Census. 1In West Oakland an average of
e ger cent of the housing in each block needs major repairs, and

Verage of 22 per cent of the units in cach block has no private

g Before the final planning stage is reached, it may be neces-

make a h, ~by— 5 2 : .
on thege BUbjectzl,lse by-house survey to gain detailed information

exist?z:p;tetthe Prevalence of blight, West Oakland has a number of
“ighborhogg ures which make it potentially a desirable residential
there‘-Peral' WO permanent low-rent housing projects are located
Cypregg St ta Villa, on a site bounded by 8th, 12th, Union, and

reets, and Campbell Village, on a site bounded by 8th,
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campbell, and Willow Streets. These proje
101'.::;‘11’ well—constr‘_‘(’t‘ed row housing units Surf'osggegog;i:;ew t
P en D50 and proximate to schools. They might well form tgza ’
nuclei of future redeveloped neighborhoods.
geveral existing public buildings and open spaces a

priate for community use. De Fremery Park occupigs 9.5.:Zr:§p:i;se
to the center of West Oakland. A swimming pool has just been con-
structed there, and tht? balance of the recreational area is sched-
aled for early renovation. A.satisfactory community house is ’
Jocated in the park. .The entire area with its improvements would

e an ideal recreation center for a residential neighborhood
It has been proposed'that the Alameda County Juvenile Detentioz.l
Home, jmmediately adjacent to De Fremery Park, be converted to a
community health center when the new detention home is constructed.

The school department has an extensive program calling for the
construction of some new buildings, the modernization of others
and the enlargement of play areas in West Oakland. McClymonds I,{igh
gechool is to be moved to a new building on the old high school site
at 26th and Myrtle Streets, and the area has been enlarged by
closing Filbert Street. The present McClymonds High School build-
ing is scheduled to be reconstructed for use as a junior high
school with additions to the present site. The school department
has recormended that Tompkins School be reconditioned and that
Clawson, Durant, and Prescott Schools be completely modernized.
Lafayette School, at the east boundary of the neighborhood, cur-
rently is being rebuilt, and enlargement of the site of Herbert
Hoover Junior High School, just north of West Oakland, has been

recommended .

In redeveloping the area, the excess streets can be closed and
the land devoted to more appropriate uses. A logical new circula-
tion pattern can be worked out which will route high-speed traffic
around each section of the neighborhood served by an elementary
school, For example, north and south through-traffic could be
confined to Cypress, Peralta, and Market Streets and east and west
through-traffic to 22nd, 14th, and 7th Streets.

One of the prime advantages of West Oakland as a res?ldentl&l
neighborhood is its accessibility to both the Central Business and
the Industrial Districts. Many of the residents live within walk-
ing distance of their places of employment. Not only does this
Iean convenience and economy for the people who live in the grea'l,

t also a proportionate reduction in the intensity of the city's
it is required, both

transit and traffi
raffic problems. Where mass trans .
local ang inter-urbag service is readily available in West Oakland.
cal motor coach lines run on 7th, 12th, 1Ath, 22nd, Poplar,
ngt trains run on 12th

Adeline, and Market Streets. The A" and
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gtreets, respectively, and
T and provide the »
ct connections with San Francisco e neighborhood wi
dire stle Glen districts east of Lakingezi?i*tk@ Haven~p:3rzlth
e Merritt. BCO

in orderw:geillustrate the conditions outli
gispley ps PrePared. One of these I: 1nfd ke i
acammanies this section. The others inc:’Lui"md SRS
ae s .
Present Land Use
hAge of Dwellin 5
Public Properti.OtrUCtures'
Census Tract Information
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pounded by Alice Street, 142 lvenmve, 20t
Estuary, koowm as the Bast of e lakte meighdordood,
seddivided sopewdat more ratiomally than inm Mest “
sizes are consideradly larger, and front, side, amd
are mOTe genervus. As & result, the prorerty around more
js used for gardens and for outdoor living. Noze of
sations apply to Cemsus Tract 2 in ¢ soutdwesters
distriot. There lot sizes and coverzgs are similar %

-

1
i

amerships in the Bast of the Iake neighdordood make
te of land large ancugh for redeveloment prac-
ble as far as private agencies sme conderved.

=

!
i

'

S

pattern is s gridiren chopping the maighdhordood izt
yconsideradly smaller than t2ose in West (aXland.
per cent of the total area Is devoted o streets.
the ares is hilly, the topogrsply was 20t takex
laying out the stireet patiarmn, The nordd-soutx
in the meighbordood carry relatively light througd-
decause of the hills, but 12th Strwet, 14tk Street,
o Reotill Boulevard, running sast and west, arv heavy rougd-
jes and are sxtremely copgestad at resX hours., e
ihe Eastshore Frosway will relisve this sitwation for
of time, but it is anticipated 23T sventually In-
¢ will create s situation closely rvarsllaling the
. Contimpsl noise and danger of acoidents are tde ireni-
concomitants of the heavy traffic flow.

'L,
Lizts

1
i

Hirtty
Hhied

S ®

Different lsnd uses are not as bdadly mixed In the Fast I

as they are in West Qakland. Industry is concex-
trated on sites close to the Estusry; copmercial usSs SeDerslly aow
emfined to ribbon develcpments slong the principal Iraffic art
Pren the standpoint of afficient land use, the riddon patters is
ly ﬂi@‘l{sless objectionable thsn random soattaring of commercial
sstablishments.

ES

D el = b Yo

Eag

Bad. Lot sises sre considershly mere gemercus. Mueh of e
o ¥ is occupied by large, old-fashioned homes with considersdle
SPace around them. Most of these are ncw used as mliiple
; There also are a mumber of spartment houses in this sec-
) them over 30 years old dut in good condinien. S mme
] Sty thm are relatively few, and there are no industrisl uses.
Broy Lake constitutes a barrier on the morth and east, littd

affic penetrates the sres.
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& 24, bounded by Alice and TFallon Streets, 12th
comuﬂt::nyc;g'bunryy alpo dm}l)nrts from the typical putt’;orn of the
fxcept in tho J,ndun'l;rj.nl sector to the south, resi-

d commercial uoes are mixed indiperiminately. On the

den““l 4;30 this tract has direct access to a generous amount of
odit 8140 Madigon Square ie the only park actually located within

open ppac t;u'c 1t 1p flanked on the wept by Lincoln and Harrison

the areds n the east by Peralta Park, and on the north by the future

squureﬂ) o

civie Center.

In the entire East of the Lake neighborhood there is an average
¢ 3.5 nores of public open epace per 1,000 repidents. This figure
chaoe. = - o desirable situatlon than exists in Weet Oakland
t411 falle far phort of the optimum standard of 10 acres per
1,000 POPUJ-B-MO“- The etatletice do th tell tho complete story in
f,}’w Tagt of tho Lake cage. Of the total of 65,5 acres of open space
tn the neighborhOOd: 51,; acres are concentrated in the extensive
park development around Iake Merritt. There are only two public
Rotares and four small school pltes in the rest of the neighborhood.
guch an unbalanced diptribution of open space 1s undesirable because
moot of the avallable area is more than ono-quarter mile distant
fron residences east of 5th Avenue and more than one-half mile from
residences east of 8th Avenue., The situation is amellorated to
gome extent by the fact that the 12-acre San Antonlo Park 1s located
only one block east of the neighborhood boundary.

The 1938 Real Property Survey gives the age of individual
gtructures in the Tast of the Lake district. According to this ‘
gource, 25 per cent of the residences were built before 1900 and can |
be clageified as over-apge. An additional 40 per cent are between |
% and 49 yeare old. Most of these also are obsolote or are about
to become po, i

The U, 8, Houping Census provides block-by~block data on the
number of dwelling unite in need of major repairs and the number
lacking private baths. On the average, in the East of the Lake
noighborhood, 18 per cent of the housing on ecach block needs major
repaire and 16 per cent of the units have no private bath. It may
cgmmi‘c‘é“ﬂry to make a house-by-house survoy to gain detalled and
firple oly up-to-date information on these conditions prior to the

al planning etage,

that, T:m;y oxisting and projected public improvemonts give promise
nto ozl ovelopment would transform the East of the Lako neighborhood

The ﬂl‘ug ?i the mopt desirable residential d'mlxrlctm in the city.
Bum'olmdino wrappod around the southern ond of the Lake with its
o’lklampu £ parkes and publie bulldinge. Geneorally conpidered
ably will najor acpthetic appet, tho Lake Merritt development prob=
80rve to stabilize property valuos in the neighborhood




. to come. An important addition will be the rpew Civie
o, when completed, will occupy a 95-acre site at the core

mﬂ,mtive buildings, scheduled tc be constructed first,
grouped arownd 2 handsome, landscaped mall located approxi-
" the boundary between Census Tracts 24 and 28. The recrea-

el ::ﬁ tural groups also will be surrcunded by park areas,
g

the total amount of open space in the neighborhood.

n cataloging the existing assets of the East of the Lake dis-
at the small squares and school playgrounds and San Antonioc Park,
peyond its bounds, should be ircluded. The school departmert's
) does not call for any expansion of sites within the area. 4
Suilding for the Central Trade School now is under construction,
department has recommended that the Franklin School te re-
. The Bella Vista School is scheduled to be moved to a slightly
gite outside the neighborhood.

In the course of redevelopment a considerable number of sireets
be olosed and others re-routed without interfering unduly with
floy of through traffic. Particularly in the hilly areas, modi-
fication of the gridiron pattera would be a logical change.

The neighborhood is well served by mass transit facilities. The
MM rei) live running on 12th and Bast 14th Streets provides direct
. emmections with San Francisco. Motor coach lines, spaced at reason—
§ able imtervals, supply local service on 10th and 1l4th Streets and
. Toothill Bomleward, running east and west, and on 5th and 8th Avemmes

3

—

R

——

SN

. the major advantage of the Bast of the Lake neighborhood
| 13 the faot that it is easily scoessible from the Central Susiness
- Distniot, Much of the area is within walking distance of the retail
shopping and fimancial sectors and will be immediately adjacext to
e mew Civio Center. Residential sites which offer such convenience
- Wmbined with proximity to an outstanding recreational and aesthetic

4

1 ;
f
§

Nt D e

3‘ },,”"“m““ such as Lake Merritt are unusual in American cities.
‘ ¥

4 similar series of five maps was prepared for the Fast of the
area. They include:

Present land Use.

Land Subdivision.

Age of Dwelling Structures.
Public Property.

Censug Tract Information.
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and_the Housing Situation

% Pro ert,
ing a redevelopment program, it is necessary not only
n devishn% areas are in need of rehabilitation, but also to
i ait.y's present and future requirements for various
This information is fundamental to sound
the replanning of blighted areas. Under the Community
decisions Ont Act a number of alternatives are possible, Section 14
Redevelopmeg aries redevelopment as "the planning, development, re-
Act Zesign, clearance, reconstruction or rehabilitation, or
plannings r:ion of these, of a redevelopment area or part thereof,
combi:zvision of such residential, commercial, industrial or
: zmctures or spaces as may be appropriate or necessary."

Va

and th
public s

At present the city faces pressing shortages of land appro-
.ate for industrial and residential uses. Sufficient area is
if,;?lable for commercial establishments, although much of it is not

offectively used.

Reference to the accompanying map shows that the only vacant
potential industrial sites are located on San Leandro Bay and
adjacent to the airport. Much of this land will have to be filled
before it can be used for building. Situated close to railroad and
port facilities, the area between the Fastshore Freeway and the
Estuary and between Cypress Street and the Army Base could be used
for industry if it were not cut up into such small parcels. Land
prices are comparatively high, and it is extremely difficult to
assemble areas large enough for industrial sites. Under the
Redevelopment Act it would be possible to acquire and clear suitable
areas and sell or lease them to private industry.

As indicated on the map, almost all the raw land adaptable to
residential sites is located in outlying hill areas where building
costs are high. The high cost of providing utilities and streets
%;1 ;;hese sections also is reflected in the total cost of dwellings.
. ; clear that most of the available vacant sites are unsuitable
placegw ;ental and most medium rental housing. Distances from
belyi o employmen-!-, and the availability of public transit must

8iven consideration. In view of all these factors, it appears

T sites must be found if th i )
othe the hous:mg needs of Qakland's
POPulation are to be satisfied.

D
that, tgszﬁ:tthe cost of condemnation and demolition, it appears

OW rent pegi economical and practical locations for new medium and
Publie subsiédences are in the present blighted neighborhoods. The
itself, ulti ¥ which reduces the cost to the private builder can,

'::t:lefficiem&tely lead to major savings to the taxpayer through

nt use of land hi
gher assessed valuations, and lower
%utlays for publie st’arvices. !
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i
i jo attention has been focussed on the housi
' ﬁwo;:lgh g“::ing ‘the last decade, actually the building i:guatry
age ° za has failed to keep pace with the city's expanding
“pany y:: with a continuing chronic shortage of residences, it
: ; nraétic ally impossible to demolish hopelessly unfit,
] grg; and unsafe structures.
- N3
e uestionably is Oskland's greatest need., It ig
'.: : ,Ho‘;;i:g gzgermine just how great this need 1s before making
m‘ (! :ins on land use in proposed redevelopment areas. Using infor-
s the 1940 census, supplemented by data on subsequent
tion changes and the rate of production of new dwelling units,
gsible to approximate closely the extent of the city's

,:hwging defio:lt .

In 1940 the U. S. Census reported that the city contained
103,709 dwelling units, of which 14,930 were in need of major repair
or unfit for use. It is not assumed that all of the units reported
pelov standard should be written off as irreclaimable, but until
such structures are returned to minimum standards of repair they
mst be considered inadequate. Consequently, it is fair to state
that there were 88,779 dwelling units fit for use in 1940. At the
game time the population was 302,163. The average family size, as
estimated by the census, was 3.04 persons. Thus, a total of 99,325
families was housed in 88,779 adequate dwelling units, leaving a
deficit of 10,546 adequate dwelling units at that time. '

constructed in Oakland (not counting temporary housing which is to
be removed, but including permanent low rent housing). This brought
the number of suitable housing units to 97,621 in 1945. At the same
time the civilian population of Oakland increased to 369,196; the
mmber of persons per family increased, because of the rising birth
rate, to 3.15; and the total number of families was 117,150, result-
ing in a deficit of 19,529 suitable dwelling units. Thus the short-
age of suitable dwellings had increased during the five-year period
by 8,983 units. At this time all dwelling units in the city were
occupied (including those needing major repair or unfit for use)

and, in addition, about 4,500 families were doubled up.

g' Between 1940 and 1945, 8,842 new permanent dwelling units were
!

a futOn the basis of dwelling unit construction rates since 1910,
pate ure production rate was projected. It is reasonable to antici-
| e :n average rate of 1,600 dwelling units per year during the
Nateg :0 :ecades, Solely as a basis for comparison, it was esti-
Possible ;n annual maximum production of 3,000 units.might be

of prior' his figure may be criticized as over-optimistic in view
i €8 of t}clgnStr“Ction experience. It is used here to convey an

' ompk t d demand
18 1o pg Py 0 be done if the gap between housing and de
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16 8 pred:loted that between 1945 and 1950, 7,280 —_—
8

_ nstructed, bringing the gross sum of
%ﬂb;a‘:;ho city up to 104,901. suitable dwelling

n, make allowance for the destruction of regig
ﬁm’f,:andemnation, deterioratton, and obaolescence?nzege;}ggzgi
of 1.5 per cent per year, or 15 per cent per decade shou.?d1on
1ed to the number of existing dwelling unite, Thig is con= pa
‘ﬁerﬁd a reasonable estimate in view of the fact that the ecanomi
;1‘!"0 of a wood-frame building is, at most, 50 years. on thig bZ?ﬁ
one the depreciation rate would be 20 per cent per decade without
considering losses due to fire and other premature destruction.
cmm“rbalancing this depreciation rate is the fact that high con-
struction costs tend to encourage renovation or moving of houses
Jhich would otherwise be razed. Therefore, the 15 per cent per

iecade figure is believed to be conservatively realistic,

. Applying the 15 per cent depreciation rate to the number of
suitable dwelling units existing in 1940, it is necessary to write
off 12,885 units for the 1940~50 decade. This leaves a total of

92,016 suitable units in 1950.

The 1950 population, as estimated by the Planning Commission,
yill be 438,000 persons. Since the average number of persons per
family is estimated to be 3.2 persons, 136,900 dwelling units will
be required. With 100 per cent occupancy of existing suitable
units there would be a deficit of 44,884 adequate dwelling units

in 1950,

At the building rate of 1,600 per year, 16,000 dwelling units
vill be built in the decade 1950-60. Adding this sum to the
92,016 of 1950 and allowing a depreciation rate of 15 per cent
(13,810), a total of 94,206 suitable units should be available in
1960, Using the more optimistic building rate of 3,000 units per
year, the total would be 108,206. The 1960 population is esti~-
mted at 493,000 with a family size of 3.1 persons. Then 159,000
units will be needed, and at the building rate of 1,600 per year
the deficit will have grown to 64,794 units. At the faster rate
of 3,000 per year the shortage will still have grown, but only to

50,94 units.

The same process, applied to the decade 1960-70,
folloving results:

yields the
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ing unit construction rate per year 1,600 3,000
or of suitable units - 1960 94,206 108,206

" ont mew units added (1960-70) 16,000 30,000

"15% of 1960 suitable units 14,125 1 125%
SoTAL, suitable wnits - 1970 o A
nated population - 1970 550,000 550,000
: mbi: of persons per family 3.1 3.1
Nunber of units required 172,400 172,400
= 1970 76,319 48,319

j%te: 15 per cent of 94,206 units is used in both columns
( as the depreciation figure.

Interpreting these data, it is clear that Oakland's deficit of
table housing will steadily mount if current population and dwell-
construction trends continue, If, on the other hand, house
2 is stepped up to what appears to be its absolute maximum
vel, there still will be a shortage of 48,319 dwelling units,
ing occupancy at 100 per cent, Provision of the one or two
cent of vacancy which is desirable in any normal housing market

t the tenmant to choose a location, and the landlord to main-
his facilities, would require even more construction.

ty for housing its population are to be supplied and maintained
manner in accord with reasonable growth, the city has a pressing
onsibility to encourage residential construction and to enter the
d of public housing.

The temporary housing projects built during the war years have
oduced Qakland's sorest blight problem. Frankly designed to meet
) emergency situation, these units were hastily and cheaply built

' substandard materials. They have been poorly maintained and most
' them now are beyond the salvage point. Squalid and unkempt, they
¢ unsuitable for housing or any other use.

()
that A recent amendment to the California Redevelopment Act declares
"m';]fa;‘;”l’omry housing shall be designated as blighted. There
been i’:ak such units in Oakland. The families occupying them have
Btioly Binto account in calculating the city's total housing
Prtioylar t the appalling condition of these dwellings makes it
d 1y urgent that they be replaced at once.

'vnit.s‘ﬁ:"f‘“ great majority of occupants of war emergency housing
8 of Nﬁ the lowest income group, public projects offer the only
live decegﬁing them adequately. To give these people a chance
ey Y, not less than 3,000 units of permanent low rent
d be constructed immediately.
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to satisfy the social, economic,

i
b W t built
o,xla!ﬁ is 8 Physj‘“l g Like any physical plant, portions of

8 e.

0 J need: gcgz pﬁ'}piomu use, changing requirements, or
el out °it‘h:al It is then that cities face the choice
it ordginaL PR 1 jeht and allowing it to spread or of under-
it!ra”f ig i?-s,-eplacement. If Oakland is to continue to fulfill
:‘m the job °an officient and convenient place for people to live
e funtion 88 T 01 portdons of 1t mst be rebuilt.

wtheh
s is redevelopment. It is a

snyolves P 1y for streets or transit or
process H’;izhf:?v:n the facilities of urban living. It offers the
y;usmaitv to realize gimul taneously all aspects of a planning program.
g"":ﬁ:ﬁe wnly tool which a large oity can use to cope with extensive

1

asolesoence and decay.
ot is the instrument by which Oakland

Communi Redevelopment A
pes ¥ 4 themselves of blight. It is a long

ud other california cities can ri
ui complex piece of legislation, placing much responsibility and work

in the hands of the City Council. The principal features of the Act
o its procedural requirements are presented herewith.

e-scale replacement proces

s 1a7¢ lanning not mere

The Community Redevelopment Act
(As amended in 1949)

Jedevelopment Agency

The Act creates in each city a Redevelopment Agency which is not
athorized to do business until the Counecil, by majority vote, declares
:]:: for the Agency to act. The Mayor must appoint five resident
c;m i{s to the Agency, subject to confirmation by the Council. The
mg@l:;v then appropriate funds, either as a grant or as a loan, for

ablishment of a Redevelopment Area

The
Bteral aii::toitgp in the process of redevelopment is the outlining of
b iy oo O BLIEHt vithin vhich projects will be considered. To
) & orginan mist adopt, by majority vote of the entire member-
ce designating an area or areas in the city where

Moy
" tloment would be desirable.

Linj
and Tentative Plan

0!109 are

d
’::r\esponsibngzelgnmnt area is delimited by the legislative body,
lect ¥ for producing a preliminary plan outlining specific

S Te
sts with the City Planning Commission.

~



=

. , contain

3 description of project boumndaries;
A statement of proposed land mse, sireed g
i Pplaﬁoa jensities, ad buildi~g imtensities @"‘J; .

Wmttmmszftte&tmlihmw

the plsn; exd )
mﬁgmtmttbepl&mlﬂm:temm

The Plsnning commission mst seimit the prelimzary plsa o
2 oy Egdevelcpment Agsrcy. ‘Ehe Agac':r ther mmst St 2 teade—
tive plan besed on the prelimipsry pls=.

3 The Agency mst hold 2 poblic heerizg o2 its teck B

*  pefore suhmitiing 5t to the legislative body. Foiice of e
Hi he;ﬁgmsﬁbemﬂedict&elsﬁ’s:cm::e:--aa;:ul
?' dmﬁmmmjactmmmsne;cﬁ;g‘siisa

# nmpaperonceaueeki‘crfmsm:essiﬁueés. 23] svicenne
’ relating to the tentztive plap or to sy sliereative pla=s
yhich mey be submi tted mst be reccived 2t e besrimg.

) !

; natentativeplanmst‘ce szini‘;tai’;.?%he;,@;c;rgggb
uamilacemieﬁbyarepert

&tﬁmforthtmmmfcrits selecticn as a project

ares;

b. Describing the conditions existing in ths sres—pigysicsl,
socisl, and economic; .

c. Including 2 preliminary Sireneis] snslysis of the propossd
project, together with propossd rent TERgSS indiceting e
genersl chsracter of the propossd residertizl develomments
and

d. Incluizngfhereportarﬂmemat::s::‘mﬂm

Commission.

-

5. Should the Planning Cczzm;slo.cmmniséw:sggxmlof
the plan, itesnbeagpm?edcnlybytav-t::i:ismteufﬁn
entire membership of the Council. Otherddss, ihe Commcil BRY

6. Before passing upon the plan, the legislative body shall give
notice by publication arnd shsll hold a hesring o2 the sdoption.
At&nwtinegriortomssageoi‘ﬁ:ﬁeplsng&mm‘sanit
alternative redevelomment plsns which shsll be considersd sxd
sulmitied to the Agency and the Commission for stady.

|
159
1

7. mmmmmuﬁmm,m:mﬂm

Determine whether the redevelopment of the project srea is
in the public interest snd would ofrectuste the Redevelop-
ment Act;

a.
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Approve or reject the tentative plan or any nlternative

;z;:fzszodify any puch plan and approve or roject it ag

6., If the Council approves a plan it shall adopt it ordi-

nance by a majority vote of the entire membgrship?y The
ordinance miot contain

(1) A legal description of the project ares;

(2) A statement of findings setting forth the extent of
blight and subetandard conditions in the area and the
detrimental effects of these conditions upon the
public henlth, sufety, and welfare; and

(3) The tentative plan, showing how the features of the
Master Plan apply to the tentative plan,

Redevelopment. Revolving Fund

The principal function of the fedevelopmont Agency is to purchase,
clear, and reconvey the land, In order to finance the assembly of
plighted land the Act empowers the Council

1, To establish a redevelopment revolving fund by selling general
obligation bonds, without regard to statutory debt limitation;
and

2. To expend gumg from the revolving fund for the purchase of
clearance of land or for aiding in the relocation of site occu~-
pante, by resolution passed by majority vote. 8uch land may
not be re-gold for less than 50 per cent of the amount expended
on it from the revolving fund.

Bedevelopment Plan

opme ith the Planning Com-
devel nt Agency, in conpultation w
Missigzj :znt prepare final détailed plans and conduct negotiations for

redevelopment of the project area.

1. The plan must

Be baped upon the approved tentative plan;
;‘ conform to the Maoster Plan; .

) Describe the proposed method of financing; L -
-y " the amount of open space, street layout, type, 51 4
e B .7 Jnumber and uges of buildings, number of dwelling

hei%g ’property to be used for public purpoees, and any
gzher'restrictionu or conditions to be imposed by
ke 1 transfer of all land
wr the lease, sale, or ira
o Prozigzdig; the Agenc&, except puch land ap may be con-
3z;od to the city for public purposes; and
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ght, within the definition of the
4 to exist in Oakland, the city can

| Redeveloment Act, hag
,, .t a reality.

now take action to make

e RECOMMENDED T AT THE CITY COUNCIL--

resolution accepting the report, "Redevelopment in

d," as a part of the Master Plan, after hearinge held by
ty Planning Commission and the City Council in conformi ty
he provisions of the State Congervation ang Planning Act.

opt a resolution finding that blighted areas exist in Oakland
that in the interest of the public health, safety, and welfare
development Agency should be appointed.

‘ an ordinance designating the following area as blighted and '
delimiting it as a redevelopment area:

From the city limits of Emeryville, south along the eastern
of the Southern Pacific right-of-way to 1st Street; thence
along lst Btreet and the northern line of the Southern

fic right-of-way to 14th Avenue; thence north to Newton
Averue; thence west to Brooklyn Avenue; thence west to Lakeshore
ue; thence south to 12th Street; thence west to Lakeside

e; thence north to the projection of Alice Street; thence

h along the projection of Alice Street and Alice Street to
Street; thence west to Grove Street; thence north to San

0 Avenue; thence north to 22nd Street; thence east to

dway; thence north to Hawthorne Avenue; thence west to

graph Avenue; thence north to 32nd Street; thence west to
Pablo Avenue; thence north to the Emeryville city line;

e west to the point of beginning.

quest the Mayor to appoint five members to a Redevelopment
established in conformity with the provisions of the Com-
ity Redevelopment Act.

"

PU an ordinance finding that low rent public housing is needed
0 Oakland to the extent of not less than 3,000 dwelling units
m directing the Housing Authority to apply to the U. S. Housing
m Home Finance Agency for this number of units.
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Tl pundamentally, the financing of redevelopment is a cimple process,
| e odty usen its pover of ominent domain to nssemble a large parcel of
pldghted land, It then sells or leases the land to somoons else to
pobudld nocording to an officlally adopted plan,

o 48 more complicated than this,

s pushed blighted land prices up., Pullders cannot afford to buy

1and from the odty at the olty's acquisition price, particularly if

they are to set aside areas for public open epaces nnd comminity faci=
1itien,

Howsvor, the astual
Bpsculation and exploitation

B4mply stated, the problem resolves iteelf into the question: How
oan the price of slum land be reduced to a point whore it con be profit-
ably ro~used by private developers and at the eamo time conform to plan-
ning standards vhich will protect the ares from future blight? There

are o number of possibilities; public policy will determine which one
is to be chopen,

One possibility 4s that the present owner, who took a speculative
ohanee vhen he bought hie property, should absorb the locs by belng
avarded only the remsonable value of his property for its best use.
However, usunlly the present ownsr 4s only one of a long succession of
purchasers, ench of whom has taken a profit. Often he is a home owner
who has invested his 1ife's savings in an antiquated dwelling. In such
A cags the present owner is not directly responeible for the slum, and
unless his property is detrimental to public health and pafoty, 4t
vould be inequitable to condemn it for less than its foir market value,

The problem of slume and blighted aroas is creatod by public acts,
omiesions, and sttitudes, Ite cont should be distributed among the
piblic at large to equalize the f4nancinl impnct, Tt e arguable that
the oities should besr the grester part of the burdon, gince nlumsAa:e
primsarily s local problem, However, pasonpo of tho 1, s', Houatilnf ¢
of 1949 neknovledges the fact that not, citien alons, tut bhx z ole i
natdons) economy i responsible for wlumo and blight. 'I'}ég ¢ :gczgo
nizes that the best way to attack slume succopsefully 18 opre
cost ne far as possible.

To this end, under the Housing Aot of 1949 the FOd?'r%tlm tha::::mx;j:h
has agrecd to absorb, by a grant of money, ta.m-t:hirdnlzM :iou e
will be sustained in squeezing the wator out of o «;uah r th?‘oﬁgh o
romnining ono~third met be borne by the citdes, r"m:?:icipal o
outlays, donations of public land, or proviuiot-n o R
of direct benefit to the redeve Lopment project-=su ;
grounds, or publie buildinge and facilitios,

M
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funds, Inourrin
g bond
o e ong vt S e i
1 o oday's earnin reot 1 ernit o
ga. OvY vould cogt Tagg
8t leag

ﬁ'auld be undesir
ab

tion in cash, Thelziigr Oakl’“_‘d to make a
, natorially by spending mo°%n reduce 1ts tot '{5.101‘ part of it
e e o the proj ¢ B of B redevel
giye; e purpose of ect arons. In thip . wrdte-down p

Bats which would Y;itohing the federa}hia vay local fur(ig:t
Caveful consideration sh any case, be nece grant and of payin
when the municipal anplte: ould be given thip ositated by redevelg

pital improvements proerggp:m ] redev°1°P-p-
o formulated

- The foregoing 1
.'M clearance undgr :hze;ely a sketch of the fi
possibilities for Inde gusins Act of 1949 T;ancing of land purchas
from a practical view pin ent local action w 14 ere are many other 4
point none offers the advazlé:gggd@;ﬂ%haid, but
of the Act.

The U. S. H
clearance and't,houﬂng Act of 1949 re
e cognizes t
are ingeparable. Eziviﬁim of decent housing fggtlzheipmblems - W
B cioan o redevelopnen She Tegislation provides £ iy
. redevelopment and low rent hoﬁrivideB ok
ging.

Low rent h
of three perma ousing is not a new thi
n ng in Oakl
projects were cz;‘);lgzdgml low rent housing proj 22;:1;3 wah; %)238 e T
B e noucing o without inoident and have S170C stoo s on
¢ and open space in & desert of substandard hosggzz

The fin
The United S%Eiiggﬁw these projects was a gimple matter for the cit
per cent of the ‘c,o‘c,cmmLng Authority sold its bonds to raise up to 90y.
required to provid al project development cost; the local authority was
bonds enjoyed in e tho remaining 10 per cent. Since local authority
creasing popularity among jnvestors, gubstantially more
t was financed locally.

than
10 per cent of the project cos
ojects, the

ibutions to cover five-
jocts and the rents

e other one -gixth

To
Federal E%\j;gﬁi;n the low rent character of the housing PT
8ixthe of the ent at present makes annual contr
_;:. B rcn the botween the operating coste o T
either in cash em. The city 1s required to gupply th
chogen to je or by making the projects tax exempt. Oakland has
give tax exemption to its projects. Until 1948 the Housing
to the city in 1ieu of

Math
ority remitted 10 per cent of 1tg rentals
t, continuos this policy and
te roceived in the

loe

reqﬁrzzxrpzyments. The new housing 8¢

yearsg 191.86 roactive payments of five per cont of ren
and 1949 when "in lieu payments" were guspended.

s



i experience of other cities indicates that one of the most
~ gerious protlens arising from a redevelo

pment program is the relocation

~ of fanilies dieplaced from project sites. Coming at a time when the
postBT nousing shortage was at its worst,

gtrong

the early programs met with
opposition from people threatened with the loss of their homes.
14 became clear that r

edevelopment would not work unless occupants of
project eites vere protected against being left h
demolition, Most states inserted provisions

omeless in the wake of

in their redevelopment
ensbling acts requiring that dwellings mst be available for displaced
¢amilies, and the U, S. Housing Act of 1949 sets up a gimilar pre-
requisite to grants-in-2id to local agencies.

Having eyperienced an unusually large population growth during the
4ar and pogt-var years, Oskland is faced with a more acute housing
ghortage than most cities of equal size. In 1945 one-sixth of the
families in the eity were in need of

adequate dwellings. The Redevelop-
ment Act recuires that housing be ava

ilable for all families displaced
from project sites before demolition can commence. Clearly, it will

not be easy to satisfy this requirement.

Merely providing a mumber of dwelling units

equal to the number of
families displaced by demolition will not be suf
is not that simple.

ficient. The problem
Rentalg will have to be in line with the incomes
of prospective tenants, most of whom stand low in the economic scale.
Many of the dwelling units will have to be of sufficient size to accom-
modate large families. Schools, recreation arees, and other community
facilities must be readily accessible from the substitute housing, and

puch housing must not be located unreasonzbly far from the places where
relocated wage earncrs 2re employed.

7o ensure that relocation will not result in the shifting of con-
d4tions of blight from one district to another, the California Act
requires that Ngdequate” facilities must be provided, and the U.
Housing hct specifice that

S.
the new units must be "decent, safe, and
ganitary.® Hovever, 41 may be pos

sible to use the relocation process
ag & weane of raising housing standards beyond theee bare minima,
Certainly where nev dyellings are provided, and possibly in certain
other Anstances, familles cab e moved into quarters substantially
better then thoee they left behind.

Wnere can the dieplaced families be rehoused? Acceptable dwelling
wntts penerally are cbtainable at low rentals only in public housing
projecte- Long liste of neople currently are waiting to get into all
of the Oakland projects, Hevertheless, it would be justifiable to

rant prior1tjes to families displaced by redevelopment projects. A
con.1dgrab16 nymLcr of vacancies will become available vhen the ;h t-
age cases 0 tne point vhere it becomes possible for the Housing .




evict families whose incomes exceed
ion to 1OW rent housing. the maximm pPrescribed

’ bability it will be neces . i . ;
o facilities to take care of aplaned 1o s il

Aet of 1949 recognizes the intimate x-ela.‘r.:iong?ome ez
e and redevelopment by providing for grants andll]), b
s of projects. The first public housing projects wgzligshior
% on vacant land in order to accommodate the first low-in iy -
; poved from redevelopment sites. Once sufficient slum 1::1?11&

»d to permit rebuilding at a scale sufficient to achieve y
per unit cost, families can be rehoused on the same Toj ta

+ within the same neighborhood. et e
xdoubtedly it will not be possible to relocate all the
in low rent public housing. Private accommodations 3;;?1:::2
found for a considerable proportion of the total. It will be
ary to take advantage of vacancies occurring in satisfactory
dwelling units. If the new favorable F.H.A. financing pro-
ms succeed in inducing private capital to invest in rental housing, g
sy be possible to rehouse some of the middle income families in such
S Gertain other families may be able to purchase their own homes.
‘home loan provisions of the G. I. Bill of Righis have made ownership
e farther down the income scale.

Although permsnent relocation is more desirable, it may be neces-
to move some families from project sites temporarily, guaranteeing
an opportunity to return when new housing is built. Interim accom-
ons might be provided in certain existing temporary war housing
ets assuming they were properly renovated and maintained. Pri-

es for admission could be granted displaced families, as in the

of permanent low rent housing. Existing vacant facilities might :
leased to help solve the relocation problen. For example, the empty 1 4
Carillon could be used to house hundreds of single persons

less couples.

Since the Redevelopment Act requires that homes be = ot
i families, some public agency will have to periorm this function.
nary to clearing sites for redevelopment, the Chicago Housing
bority fourd it necessary to set up an emrg€1;°3' ifi?lt’we on, Beg
tion. This group managed to rehouse 2 copsiderabl :
2ced families by finding vacancies in private dvellmgs.%;ﬂ gt:l;inﬂ
Hes for admission to public projects. It WS possi ;y : I
2 mmber of families ineligible for lo¥ rent hm.lsm% xems pi

¢ for private accommodatiors. Eligible_off:;itiiesmﬂis g d -
d to public projects, and ineligible Sn_silmolsét s 4
vacancies thus created. The comltueeT :»iped people to move

d to assist needy femilies and sctuslly %578 oorione
mber of instences. The report on m;ecn;ne;;t relocation gervice.

recommends the establisiment of a
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Fage R
p. Selecting the Sites

Tasves of wvital cone
gites for low rent hou

ern to the oity mus
awh projeota can be

8t Do fMoed in seleoting
sing and redevelopment projeata, Pro
conmunity assets of the higheat type. Mnvigely
situated, they oan pive rige to the very problems that redevelopment
ains to eliminate. To ensure that altes are well choson, all of the
rertinent lssues should be carefully studied, The advantages and 43
advantages of poseible aites should be oarefully serutinized with re-
gand to all fundamenta) olty planning prineiplea.

perdy looated,

As has been pointed out,
have 0 be looa

the first public hous
ted on vaecant 1

sing projects will
and, but later
nont projoats, w

ones, as woll a8 redevelop-
111 be built on eleared slum land.
the dlighted areas will not

The topograpny of
ereate conatruetion or design problemes,
Bub with Qakland's shortage of level residential sites, it may be dif-
floult to find vacant land suitable for lo

v rent housing projects.
Consideration should be given to the location of the site in rela-
tlon to the oity's present pattern of traffic

pattarn presoribed by the Maater Plan.
Penetrate the project site, but

destined for points within the

oiroulation and the fNuture
Heavy through traffic should not

agcess must be provided for vehioles
area.

Mags transit lines with both loecal and interurban connections
should be within eagy reach of the project

The distance to major cen=
T8 of commercial and industrial employment is important. The Jjourney

0 work is an unpleasant detail of existence, which ghould b<: ainimived.
Nore people 1iving within walking distance of their places of employ=
ment means fever transportation problema to be faced by the oity. For

the convenience of hougeholders, looal shopping facilities should be
olose at hand,

It ia desirable to relate the open spaces in housilmidevﬂ?ﬁxz\t;i
to the parks and playgrounds in the surrounding ame\.“rhta N ~h-\:\\;~; -
suffiolent space for reoreation and will give the residents :)\ \111\ 9
ehdo); the advantages of outdoor living. In some hxst:\ni:;;i 8 -~
planning makes it possible to conneot the open spaces within a pro]

sito direotly with an existing park or playground, oreating a continuous
s¥‘r.0t°h of green running through the neighborhood.

\ v and projected schoolg should be surveyed
g 100:;':“3““%0::(:‘\{::1?gdzvnlgm\t‘mt and lgw rent houneing. ) :) x:un
e L lntld be within a quarter=mile walking dlstsm\oo \:t \; 2
e ‘KI Antm‘y aohool within a halt-mile, a Jun{‘ox high 3\1 S\ \)
g g d & high school within ono-and=a=half miles, ¢ \rm
‘;J\}\*{gli\g ?-ggn“{i}?\:ﬁi?tion, auch ag a community house, a health center, a
4. 0) ( ) h

commerolal reovention astablishments also ghould be conveniently
accogaible.
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teas should Do simple and straightforvard, particularly in

Jow rent housing, but at the same time thay should be imagi=-
etioally pleasing. Fvery eiffort ahould de made to awoid

Stational Jook for which housing projects of'ten have been eriti=

See of the advantages of living in Oakland iz the fact that the

sates it possidle to enjoy the cutdoors throughout the year,

ie housing unite and redevelopment projecta ahould be designed
tate the indoarsoutdoar vay of life typioal of California.

| s has deen pointed out, project areas should be carefully related
aanity facilities. Some af these facilities may appropriately be
ated 0n the aite ftself, Where neighdborhood ahops are not readi
/ N::;‘: all shopping center should de incorporated in the layout
W . It may be desirable to locate a day nursery, a health
ten, & recredtion hall, or even a sohool within & project area in
artain cages,
Within the past fow decades architeots, landscape architects, amd
Aty plannere have cclladorated in the design of handsome, comfortadle,
favtional housing projecte, With a wealth of talent to draw on, there

58 10 Teason Wy Calland oannot tuild some of the vorld'a finest housing
puojects in the course of redeveloping its blighted areas.

Direct the Nousing Authordity and the City Planning Comniasion
ALy o prepare preliminary site plans for Jow rent housing projects.

Direct the Redevelopment Agendy and the City Planning Comnission
to prepare preliminary site plans for redevelopment projeata.




F. Dudlig dwarecess - The Yev to Sedeveloowent

The essence of this report can Rle diatilled infc x single senfences:
Redevelopment is pecessary and it is possidle in Quiland.

Large Rlightad areas now lie close to the Deart of e cify. Yeax
Ly year this dlight is spreading and sapping Malland™s econumic TR0
Cecisive sctioz is mecessary to solve this predlem omew and fem all.
Fortunataly, ve now dave a way to get the job dope——sedawell 2N

Analysis of the Redevelopment dct Ras shown Waf it Is an «Twctlee
wveapen for war on dMight. Under the 7. S. Housing dct. Sunde ade awail-
able %o fimance acticm. Im place of Rlcck afMer Rlook of crowded
dilspidated housing, we can surrcund the city with pleasant. liedle
neighdorhoods.

A11 the tools necessary to solve cur Rlight predlem ase wailadle,
Save cne. In & very real sense, t2is missing instrumen:y iz We mou
oriant cme of all. It is the necessity t2at the Decple of (ailamd
recognize the meed for improving tdeir oity.

It is Gifficult for pecple who have 1i iz & eommminity fox 3 oo
time to de awvare of its faunlts. Human deings Bave s IaPinite capaciyy
for adjusting themselves to their surrcupdings. O3y dwelless Quly
become aware of congestion, moise, uglinzess, and disginess when Wex
reture home from the waspoiled couriryside. The shock of e cuoimead
lasts until the dlinders are put ok once sgais and e disegresadle
features of the city are shut out of tdeir conscicusvess.

While this kind of thinmking may result Iz peace of mingd S e
individual, it has proved disastrous %o e ity e 3 wela. A oNE-
Tess really stams from dissstisfrotion. Ubless people ane consoious of
the deflects of their community and are genuizely anxious %o Tapaoee iR,
very little can de accomplished.

The job that remains o Re dome. tden, is to male We udlie aase
of the need for improvement. It is 2ot a Quesiion of "gelling® medwwels
opment. It is not necessary to sell what evervone wanis. I s 1
matier of communication~~of comtinually remimding tde Rl o P
kind of city they can have if they want it and demand 1q.

The responsidility for gettirg this jod dume »eslis wigd ORI
interested iz making Qakland & Detter place to live in. The Radevelon-
ment Agency. the Housing Authority, and the City Flanning Commisatom
have the duty of ensuring that the videst possible sudience is Hyfoxead
of the purposes and aims of redevelopment, Sexvice organizaiions
clubs, and local improvement ssscoiations cam aocomplish Imeal deal.
Discussion groups and forums can de organized sad nudlic meeiings oan
be held in many parts of the communmity. Naximum oivendatiom showld e

i
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The rich

ven pProgress reports of the varlous agencies involved.
ked.

gl
possibilities of the press and the radio should not be overloo

ch affects the future of every resi-
ad through this process
cay? The answer is up

Redevelopment is an issue whi
dent of Oakland. Is the city going to forge ahe
of renewal? Or is it going to retrogress and de
to the people of Oakland.

IT IS RECOMMENDED THAT THE_CITY COUNCIL--

Direct the Housing Authority to conduct a vigorous campaign to
inform the public of the need for low rent housing and of the ways in
which it will benefit the city.

and the Redevelopment Agency
¢ aware of the potenti-
se in invest-

Direct the City Planning Commission

to conduct a similar campaign to make the publi
alities of redevelopment and to interest private enterpri

ing in slum clearance projects.
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APPENDIX A

SUGGESTED RESOLUTION ADOFTING
“"REDEVELOFMENT IN QAKLAND"
AS A PART QF THE QAKLAND MASTER FLAN

WHEREAS: The City Planning Commission advertised a public hearing
on the sdoption of the report, "Redevelopment in Qakland."
as a unit of the Qakland Master Flan in the Qakland Tribune
of ____ 1949 and held such public hearing on

1949: and

WHEREAS: The City Planning Commission carefully considered all of the
evidence submitted at such hearing and by resolution adopted

the report and accompanying maps as a unit of the Master Flan;
and

WHEREAS: An attested copy of the repert, including text and maps, was
certified to the City Council on 1949; and

WHEREAS: The City Council advertised in the Oakland Tribune of
1949 and held a public hearing on the
adoption of the report, "Redevelopment in Qakland," on
1949; now, therefore, be it

RESOLVED: That the City Council adopts this report and accompanying
maps &s & part of the Oakland Master Plan; and be it

FURTHER RESOLVED: That the City Planning Commission is directed to
determine reasonable and practical means of putting such
plan into effect and to recommend necessary sctions to the
City Council from time to time.
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ARLENDIX_ I

SUGGESTED RESOLUTION FINDING THAT NUIGHTED AREAD EXTST
AND DEQLARING A NEED FOR A REDEVELOPMENT AQENCY
TO FUNCTION IN QAKLAND

WHERFAS: The City Counoil haa oarefully conaldered the report,
"Redevelopment in Qakland," aubmitted by the Clty Planning
Cammisaion on July 29, 1949; and

WHERREAS: The evidence sulmitted indiocatea that there are extensive 14
blighted areas in Oakland whioh are delimited in auoh report;
and :

WHEREAS: The City Counoil believea that private enterpriase should be
encouraged to rebuild large seotlonp in thaae arean; and

WHEREAS: Such rebuilding is in the intereat of the publioc health,
safety, and welfare and further providea an opportunity to
reduce coata of muniaipal serviceay now, therafore, be it

RESQLVED: That the City Counoil hareby finda that blighted areas
axiat in Qakland; and be it

RESQLVED: That the City Counoil deolarea that there ia need for a
Redevelopment Agenoy to funotion; and be it

FURTHFR RESOLVED: That the Mayor is hereby requested to nominate
five resident eleotora of the City as membera of the
Agenoy in acocord with the provisions of the Community
Redevelopment Aot,
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APPENDIX C

SUGGESTED ORDINANCE DESIGNATINGC
A REDEVELOPMENT AREA IN OAKLAND

WHEREAS: The City Council, by Resolution No. C.M.S.,
has determined that blighted areas exist in Oakland;
now, therefore,

BE IT ORDAINED by the Council of the City of Oskland as follows:
That all of the area hereinafter described shall consti-
tute a redevelopment area within the meaning of the
Community Redevelopment Act:

From the city limits of Emeryville, south along the
eastern line of the Southern Pacific right-of-way to

1st Street; thence east along lst Street and the northern
line of the Southern Pacific right-of-way to 14th Avenue;
thence north to Newton Avenue; thence west to Brooklyn
Avenue; thence west to Lakeshore Avenue; thence south to
12th Street; thence west to Lakeside Drive; thence north
to the projection of Alice Street; thence south along
the projection of Alice Street and Alice Street to 8th
Street; thence west to Grove Street; thence north to

San Pablo Avenue; thence north to 22nd Street; thence
east to Broadway; thence north to Hawthorne Avenue;
thence west to Telegraph Avenue; thence north to 32nd
Street; thence west to San Pablo Avenue; thence north

to the Emeryville city line; thence west to the point

of beginning.
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SUGGFSTED ORDINANCE FINDING THAT 3,000 LOW RENT PUBLIC
HOUSING INITS ARE NSEDED IN QAKLAYD AYD DIRFCTING THE
HOUSING AUTHORITY T0 MAXE APFLICATION FOR THE SAME
i
WEEREAS: The City of Oskland has increassd in population at an g

abnormal rate since 1940 and the production of housing

units hss not kept pace with this population increase;
and

WEEREAS: A considerahle proportion of the inereased population is i
; in the low income group; and

Evidence indicates that overorowding in substandard dwell-
ing units exists within the blighted areas to an oxtent
inimical to the public health, safety, and velfare; and

Over 3,000 units of temporary war emergency housing are
now in use, although they have officially been designated
as blighted by the Community Redevelopment Aot; and these
dwelling units are occupying land needed for industrial
expansion; and

Fot less than 3,000 units of low rent public housing are
needed in Qakland; now, therefore,

IT ORDAINED by the Council of the City of Oakland as follows:

That the Housing Authority is directed to apely to the
United States Housing and Home Finance Agency for 3,000
units of low rent public housing; and

BE IT FURTHER ORDAINED: That the Housing Authority and the City
Flanning Comnission are directed to proceed with site

selection and preliminsry project design for such public
housing. 3

==V
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