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PUBLIC HOUSING AND SLUL CIEARANCE IN CHAMPAIGN-URBANA, NOVEMBER, 1951

The members of the League of Women Voters have for several years beén inter—
ested in the housing of the lavest income groups in Champaign and Urbana, After
studying the extent of substandard housing and the social costs involved, the
League has taken action in favor of public housing and slum clearance, This
report summarizes what has been done by the community and indicates ways in which
it seems desirable to go further in solving the problem of slum housing,

PUBLIC LOW-~RENT HOUSING PROJECTS

The Basis in Fedecral Law

The Housing Act of 1949 recognizes that the existence of slums is a national
problem because the person living in such surroundings incurs morc than his pro-
portionate share of costs for health and welfare services and is less likely to
develop good citizenship and to appreciate the-values of democracy, Since the
costs of slum clearance and rchousing are high, such enterprises are not attractiv
to private investment and they are often thought to be beyond the means of the
local taxing bodies, The federal government thereforce offers financial aid to
local governments in the form of long-term lcans and subsidics, Emphasis is
placed on the elimim tion of present slums and the prevention of their recurrence,
as well as upon the provision of decent, safe and sanitary housing for low-income
families who cannot afford to pay the rent for such housing, The projects musb be
locally initiated and devcloped,

The Federal Government finances the housing projcets in this way: it author-
izes preliminmary loans for project—planning, sccurcs temporary notes sold by the
local housing authority to investcrs, and makcs loans for any part of thec perman—
cent financing not covered by the szlec of bonds to inmvestors. The rents charged
do not entircly cover the actual cost of the project, and the federal government
makes a further contribution in thc form of a subsidy to cover the differcnce be=
tween operating costs and rents rececived., A meximum limit is sct on amnual con-
tributions, (At present 3% per cent of tho development cost, including the
interest payment on the bonds} Federal contributions cnd whcn thc dcbt is amor—
tized, in 40 ycars of less, The major cost is borne by the tenants in rent,

The contribution of the leccal governrent is in the form of tax cxemption, but
the Housing Authority agrccs to pay up to ten percent of the rents received in -
licu of taxcs, in rctum for local government services, such as fire protection,
schools, hcalth scrviccs and upkccp of strects,

In practicc in other communitics thesc payments have amounted to much more
than the taxos 0 g ormcrly assos.,cd and often not pald on the same property. In

instcad of the $30,000 formerly asscsscd agalnst thc sanc pro;pcrty, in St, Louis,
the payments :anmascd 251 percent, and in Pcoria, morec than 300 perecent, In
Gary, thc mayor rcportcd that the revenucs were incrcascd without the addition of
nunicipal sorviccs,

In order not to interferc with privatc enterprisec, only persons who are among
thosc having the lowest incomes arc cligible to occupy the projects., The very p
poorcst familics arc incligible becausc their incomes arc still not steady cnough
and not largc cnough to pay the minimum rent made ncecssary by limitations on
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federal financing, The highest rent charged must be twenty pereent lower than
that in availablc standard housing, Tcnants must pay twenty percent of their
income for rent, including utilitics, cxcept that they arc granted an oxcmption
of $100 a ycar for cach minor member,

Veterans-arc givon prefercnee, and for the first five ycars of the projéet
they nced not, when chosen, be occupying substandard housing, All othcr tenants
must either be displaced by a slume=clearance project or occupying substandard
housing,

The Housing Authority must oxaminc the incomes of the-tenants ysach year,
and when thesc excecd the upper limit sot by the Authority, the tenants are ex=
pected to pay for private housing, and are required to move, This frequently
happens, since pcople are likely to becomec more efficient when they arc living
in better conditions, In Deecatur, over a period of cight years, 417 familics
moving from the project bought their own hames,

The local government must agree before a housing project is started to clinm=
inate or bring up to standard, unsafe or insanitary dwclling units substantially

" equal in number to those provided by the projocts, This must be donc within five

years of the completion of the projcct unless deferred becausc of acute shortage
of housing for low=income familics, Loc¢al public opinion is strongly in favor of
immediate elimimtion of such dwellings,

The Housing Authority

The housing projects are lccally designed and built under the dircction of a
local housing authority set up under State law, The Housing Authority of Cham-
paign County was established in 1939 by the County Board of Supervisors under an
I1linois Housing Law of 1934, It consists of fiye mambers appointed by the
chaiman of the County Board of Supervisors, They scrve without renuncration,

The chaiman of the Housing Authority is Mr, lauricc Skelton, and the salaried
director is Mr, Harold Sloan, The office is located at 101 N, Race Strecet, Urbana

The Housing Authority has thesce powers and dutics: to investigate poor hous-
ing conditions; to suggest projects for new housing or slum clearance to the City
Council, Board of Aldermen, or County Board of Supcrvisors; to build and operate
rental housing projects for low-income families, including making arrangencnts
for the financing of these projects. It submits an annual financial report to
the Board of Supervisors, The Housing Authority opcrates an unsubsidized low-
rent housing project at Rantoul, and in Champaign a project of 40 units for vet=-
erans built of surplus war material, It has also attempted to make available
land and a few low=cost housecs for sale, This rcport however deals only with
public housing projecets and slum clearance in Cheampaign=-Urbana,

The Present Local Situation

Champaign now has 140 units of public housing ncaring completion, and Urbana
has begun work on 125 units, They are built under the U, S, Housing Act of 1949
although the land in Champaign was acquirced with funds provided for under the Act
of 1937, Ncgroes and whites arce scgregated but equal faeilities arc provided for
cach group, Champaign has 70 units for whites and 70 for Negrocs; Urbana has 99
for whites and 26 for Negrocs,
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The Negro project in Champaign, called Birch Court after a soldier killed in
World War II, is located on a five-acre tract north of Bradley Avenue between
Fourth and Fifth Strects, The white projoect is on a seven~acre tract at the
northwest corner of Bradley and ilciinloy, © The Urbana projcct for whites will -
occupy ten acres lying cast of Bruudway and north of the Saline drainage ditch,
and the project for Negrocs is to be ercctecd on a two and a half acre site north
of Wright and cast of Douglas Park,

The projeccts urder construction arce arranged as clusters of two-story apart-
nment-type dwellings containing from cne to four bedroons, the buildings scparated
by adequatc space for recrcation and playground use, All but the smallest devel=-
cpment include community rooms, They are of durable, fireproof, brick and asbes=
tos construction, well=dcsigned for family . living and for intcgration with other
dwellings in the community,

The projects arc expensive, For this reason it is important that they be
well managed and that their use be such as to accomplish real slum clecarance and
the diminution of the social costs to the comunity that accompany poor housing,
The cost of the four projects has been estimnted by the director of the Housing
Authority to be just under three million dollars ($2,940,000). The cost of the
Champaign projects together is ép'?l,lﬂ0,000, and the estimated.cost: of the Urbana
projccts is the same; with $305,000 the cost of the Negro project, and $l,165,000
the cost of the white project, The Federal subsidy will amount to a maximum of
3 percent of the total development cost per year for 40 years, or an annual sum -
of $105,000 for the 265 units, The rest of the cost, including operating cxpense,
will be covered by the ronts paid by the tenants, and this may at times reduce the
size of the subsidy, as happefed in other cities during the war years when tenants
were able to pay higher rents,

The local community is axpected to benefit, since the payments made in liou
of taxcs will be ten percent of the total shelter rents reccived, Shelter rent is
the nct rent paid after costs of utilities are deducted, It is expected that the
costs for city and social welfare scrvices for the tenants %ill dininish, The
average rental in the first project will be approximately $33, the rents ranging
from 422 to $43, with onc isolated instance of $47,

In Chanpaign, the first tenants choscn for the housing project for Negroes
were sclccted by a non-political comittcc of six local citizens (threc Nogro and
threc white) appointed by thc Housing Authority. In addition to the factors of
income and occupancy of substandard quarters for non=veterans, they gave consid-
cration to the length of residaice in the community and to the character of the
applicant, The tenants were cxpected to be good risks for the prompt payment of
rent and to be cooperative citizens, not trouble-makers, They also had to have
the proper size family to fit the apartments, Prefercnce was given to veterans
of long residence and familics of men killed in service; such familics did not
have to be living in substandard housing,

The task of sclecction of tonants was obviously a difficult one, and mistakes
were probably made, kany Negroes were disappointed since their incomes were too
high for public housing, yct they could find no better privately owncd housing
becausc of color restrictions in other arcas of the donmunity, There were four
cligible applicants for cvery vacancy in the projcct,
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SLUM CIEARANCE

The Local Need for Slum Clearance

Romerbering that the Housing Act emphasizes equally the provision of “low=cost
housing and the elimination of the poor housing it is intended to replace, we may
ingquire to what extent slum conditions do cxist in our plcasant cities and how the
may be remodicd, .

1, Report of the Regioml Planning Commission, 1938

A study in 1938 made by the Regional Planning Copmission of Champaign
County, under the chairmanship of Professor Karl Lohmann noted the obsolescence
of dilapidation of hundreds of houses in Champaign-Urbana (nmany of which arc still
occupicd), and thc inadgquacy of building codes and city ordinances to cnforce a
minimun stendard of decency, safety and sanitaticn,

2, The 1941 Housing Authority Survey

In 1941 the Housing Authority ordercd a study of housing conditions for
low-income families, Of 3,722 dwellings inspected, 43 percent werc substandard,
A dwelling was classificd as substandard (1) when it lacked sanitary facilitics
(1,349 were in this catcgory); (2) whon in nced of major repair (744); and (3)
when in a condition so hazardous to health and safety as to be considered unfit
for habitation (210).

As a result of this rcport, the Housing Authority acquired two tracts of land
in Chanpaign, and cntered into a coopeération agreement with the eity for the croc-
tion of 140 units of low-rent housing, However, therc werc moany delays and before
the project could be gtarted funds were diverted to war purposes,

During the war, conditions grow worse rather than bettcr, Now building vir-
tually stopped and many materials for remodeling werc not available, The axpansiol
‘of Chanute field, the migration from the south of workers in thc expanded I. C,
yards and other industrics, and finally the poste=war influx of fafilics of student
ﬁtemn& increased the population from approximtely 49,000 in 1940 to 62,000 in
1950, or 37 percent ovor the decade, Lack of supply of building matorials meant
overcrowding, usc of bascments and attics, conversions of sheds, garages, and
chicken coops, and the ercction of many tar-paper shanties, Trailer camps sprang
up, and poorly-built tourist canps werc uscd at high rentals as permonent dwelling:
Sanitary conditions werc often deplorable,

|

3. Thc Downs Report

At the end of the war the housing shortage wos so opparcnt that the Com=
ity Development ond Housing Council of Chompnign=Urbana was formed by loading
citizens of the two towns, under the chairmanship of lir, Giles Sullivan, At the
instance of the Courcil, the Housing Authority in 1948 ordered a study of housing
iconditions in the twin citics, made by the Heal Estate Rescarch Corporation of
Chicago, This study, "Housing Market Analysis in Champaign-Urbana, Illinois,"
known as the "Downs Report", showed that 71.8 percent of the workers had incones
too low to justify o monthly rontal of $50, or the purchasc of a $6,000 home (F, 45
\Ffor such pecople, the report recammended, in addition to the use of technological
inprovements to bring down the costs of ncw housing, (1) the formation of non=profi.

orporations contemplating a loan of equity money for the down payment on houscs
through grants by the State Hoising Board, and (2) dircct governnent subsidy, as
in the public housing projects, _

e
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4. “Housing Studies Made by the League of Women Voters

In 1947 the League of Women Voters undertook studies of the housing
situation, Committees visited the Decatur and Danville low=rent housing
projects built during the 1930's, and made two studies of housing for low-
income families, The first study, "A Report on Housing Conditions of Low=-
Income Families in Champaign-Urtana'} was made with the cooperation of the
social agencies, and dealt with the housing of families known to these orpani-
zations, The second study, knocwn as the "Shack Study", was based on investi-
gations of the housing of Negroes made by a group of Negro women,

The League studies, published in 1949, uncovered such bad housing
conditions as the following: Out of a random sample of 85 "sheeks", less than
a third, or only 27, had inside faucets. In 19 shacks water had to be carriled
from next door, and in one case, had to be carried from a faucet a block away.
Only 18 dwellings had insides toilets, In these the pipes frequently froze
during the winter, Outdoor privies, often shared with neighbors, wers used
by the occupants of more than half of these Bhacks and sometimes reguired an
extra rental of four or five dollars a month. - More than one out of ten had no
toilet facilities whatsoever, inside or out, not even a neighbor's privy. The
rooms were about half the size of ordinary rooms, many with sigz or seven-foot
ceilings. Even dlsregarding the number of cublc feet considered adequate per
person, the study disclosed that 62 percent of the people were living in over-
crowded conditions, ascording to the American Public Health Association
standard of one and one-half persons per room. 45 percent were living two or
more to & room, and 20 per cent were living three or more to a room, The follow-
ing is an example of what living is really like when we describe it as over-
erowded,

"A family of thirteen was occupylng a three-room dwelling, so small that
beds necessarily occupled a great deal of the space, In one of the rooms
there were two chairs, a double bed, a table and a stove, A double bed and
chair nearly filled the second room, The third room served as a kitchen and
was so tiny and narrow that a table could not be used in addition to the stove
and icebox, since space was needed for passing from the outslde and into the
adjoining room, Clothes washed by the mother were hung in the rooms on lines
attached to the six foot celling. The water used, obtained from a faucet out-
slde, was thrown into a yard littered with trash and debris, The privy was per-
haps five or six feet from the house."

Sometimes shack colonies, clusters of three to five shacks found on one lot,
created further problems of overcrowding, Serious fire hazards were found
everywhere, Unpaved streets and lack of sewage disposal and gerbage collection
created a scene that was not only dreary but a definite hazard to health,

The study of 200 low-income renting families showed that 28.5 percent were
paying one-third or more of their incomes for rent, and more than ten percent
were paying one-half or more, Yet 70 percent of these families had to provide
hegt in addition, at an average estimated additionsl cost of $19 per month for
fuel in winter, a cost heightened by flimsy construction which made the houses
almost impossible to keep warm, The social workers providing data for this
study noted tensions in family living under makeshift conditions, as well as
lowered physical stamina and spread of disease,



5. Urbana Housing Survey

In 1950 the Housing Authority ordered a survey of substandard housing
in Urbana conducted by the Real Estate Research Corporation., It was estimated
that the area surveyed (containing 1533 dwelling units) included 65 to 75
percent of all the substandard dwelling units in Urbana and all the non-white
units. The report showed that 49 percent of all families in substandard units
had no inside flush toilet (either shared or used exclusively), and 26 percen%
had no kitchen sink., This means that privies are used by about 350 families in
Urbana,

The rental housing for Negrdes was particularly bad. Almost three-
quarters, or 72 per cent, was dilapidated. Almost half, or 48 per cent, had
no inside flush toilet, and almost one-quarter, or 24 percent, had more than
1,5 persons per room, Thirty-nine percent had no running water, and 61 percent,
had no kitchen sink,

6. The Community Plan

While these studies were going on, the Community Housing and Develop=-
ment Council was also interested in the problem. In 1948 it authorized the
development of a comprehensive planning program as a basic step in solving
community problems, The Council sedured money from publiec subseriptions, and
from ten local taxing bodies, and hired the firm of Swanson Associates to
develop & plan, Mr, Enos Phillips was chairman of the Community Plan Committee,
and ten citlzens' advisory committees were formed. In 1951 the report,
entitled "Comprehensive Development Plan for Champaign-Urbana", was published
and distributed by the Council under the chairmanship of Mr., C. A, Webber,

With regard to slums and blighted areas, the report had this to s ay:

"On a national average, slums and blighted areas contribute
45% of the major crimes
50% of the arrests
55% of the juvenile delinquency
35% of the firss
50% of the disease (60% of the T.B. victims)

These same areas require
45% of the city service costs
And these areas provide only _
6% of the real property tax revenus

These tendencies and conditions exist in Champaign-Urbana, as judged from
the latest information received from the various local social agencles,

A common mistaken belief is that slums are mainly found in big cities,
Actually there are more of them in the smaller communites., The census of 1940
showed that 36% of the dwellings in urban places outside of metropolitan dis-
tricts were in slums or blighted areas, compared to 26% in the larger metro-
politan areas,

The physical symptoms of blighted and slum areas are poor bullding design
and construction, high population density, overcrowding of dwelling units,
faulty subdivision of land, poor street pattern, and lack of utilities.

L
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Studies have shown that the 'hidden' costs of maintaining slum areas are
far greater than a city can afford, from a strictly dollar and cents angle,
Redevelopment in other communities, through either private or public agencies,
has raised the assessed valuation of such properties and increoased the actual
tax returns to the city by as much as 1200%.

Texpayers in most communities pay the rent on sub-standard and slum
structures through the relicf payments made to the tenants, In effect, this
becomes a double subsidy for perpetuation of slum areas -- once to pay for the
rental, and secondly, additional monies to make up the difference between the
cost of services to these areas and the tax return made by the areas,

Existing Conditions in Champaign-Urbana

The occurrence of disease and other socizl problems are positive signs of
unhealthy housing and living, Though the so-called 'critical arca' is spread on
both sides of the tracks, the south and west protions of this will be eliminated
by the normal development of commercial-industrial area expansion, Beyond
scattered areas elsewhere, there remains the northeast sector, inhabited by
mixed racial groups, and, perhaps, the lowest income groups in the Twin Cities,
This area is proposed for almost complete rchabilitation in a residential sense
go that the ultimate community of 198x will be the standard of the other neigh-
borhoods,

N

The problem, both present and future, is so great that it will require
cooperation of both public and private agencies, Additional public-subsidized
housing is possible and desirable under Titles I and III. of the Public Housing
Act of 1949; private capital investment should be promoted through insurance
company and other large-scale loans and through smeller cooperatlve ventures.

Up to the present time, most private capital redevelopment of blighted areas
has served only to replace the area with higher income families because of the
high rentals necessary for an adequate profit return.

These projects should be integrated into the city's residential pattern
so that the difference betweennpublic-owned and private housing is impercep-
tible, and such projects should be free to take land in eny area designated for
multiple housing, Investigation of the cooperative Holden, Yorkville, and
Baltimore Plans is urged, Only effective partnership between private capital
and public funds in carrying through planned projects will sccure the necessary

changes,

The present study of new ordinances for enforcement of building, health
and safety codes should be continued, and an adequate comprehensive ordinance
ndopted., Only with adoption of such legislation will the community have
authority to enforce demolition or bring to standard inadequatec housing, and
prevent future occurrence, ! i

A map published in the Plan shows a heavy concentration of basic social
problems, including delinguency, dependency, public assistance, tuberculosis,
and prostitution, within a circle having a three-quarter mile radius where slum
housing predominates,
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The Attack on Slum Conditions

All these studies have led to a widespread community recognition of
the need for improvement of substandard housing, The League of Women Voters
invited repressntatives of the press, the churches and varicus civio organiz-
ations to meetings keld in the spring of 1948, Following this, Mr., Willard
Hansen reported in a local newspaper a series of illustrated articles based
on the League's findings, A& Citizens' Cocmmitiee on Public Housing sent speakers
and showed plctures to interested groups. The problem was discussed widely in
radio programs. Many grours have expressed themselves in favor orf slum clear-
ance; the question is how this can best be accomplished. There should be
atiacks from three angles-- provision of low-rent housing, elimination of the
worst housing conditions, and prevention of new slums,

1, Public Housing the First Step

Before people can be removed from uninhabitale structures they must
have other housing; hence public housing is usually regarded as the first step
towards accomplishing slum clearance. The tenants are expected to come from
substandard housing, The vacanciss they create should not be filled unless ib
is possible to bring these former substandard quarters into good repair, Often
it is uneconomical to attempt this and the bulidings should be torn down,

Privately financed low-cost housing might also provide living quarters
for tenants of slum areas, although we have noted that it does not often
attract private investment. New building by those who can afford it ordinarily
creates vacancies down the line, Private housing developments or cooperatives
using long-term financing, or even subsidies from state funds, also ease the
housing market in general when population pressures are not too great. A
r definite program for removing the worst housing, however, needs to be under-

taken concurrently with the provision of better housing for the occupants of
those places.

2. Elimination of Substandard Housing

We have noted that the cltles in agreeing to accept federal funds for
low=rent housing have also accepted contractually the responsibility for tear-
ing down or bringing up to standard a number of units equivelent to that
provided in the projJects, How can this be accomplished?

In the course of normal industrinl deveiopment many communities have
found that substandard dwellings are town down and could be counted towards
the equivalent elimination but this is unlikely to make up for more than the
normal deterioration of houses, and does not contribute much toward improving
peneral slum conditions, Unless thers 1s a real drive to eliminate these
houses their furthor deterioration will mean further social costs to the
community.

Under Title I of the Housing Act of 1949 a locél community may under-
teke slum clearance projects that are in asccordance with a community plan. For
\ such projects they may obtain liberal federal funds, These are glven on a

matching basis, credit for one-third of the cost being granted for local
donations of land, improvements or services to the people in the area, such as
improved school facilities. The Federal Government supplies two=thirds of the
cost of such slum=clearance projects.

b
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Applications for such a grant-in-aid was made in Urbana in 1951, but had to
be denicd because technicalities werc not met in sccuring prior approval for the
proposed project. In 1950 funds to the amount of $169,890 were sct aside for a
parking lot proposed by the Champaisn Ceuncil and Chamber of Commerce, but plans
for the project have not progresscd,

Vle may ask by what rights or- tirough what powérs the cities may*cause private
property, even badly deteriorated, to be destroyed.

In such slum~clcarance projects as those contemplated in the Housing Act
whole blocks of land arc usually acauired by the city by right of eminent domain,
It is important that the project eontemplated should be in accord with a profes—
sional plan looking tawards the best future for-the community, Fortunately, the
Community Plan indicates projects such as parks, parking lots, and expansion of
school facilities that would fulfill future as well as present needs,

When buildings are not £fit for habitation some communities get rid of them b;
use of the powers of the State Fire karshall, OScetion 9 of the Illinois Fire
Prevention Statutc provides for the inspeciion of buildings which because of faul’
construction, age, lack of proper repair, or any other causc, may become liable i
cause injury or damage by collapsing or- otherwise, Vhere such a dangerous con=
dition or fire hazard is found to exist, the Departpent of Public Safety and the
local of ficers charged with the duty of investigating fires shall order the dan-
erous condition ranoved or rcriedied,

Some people contend that slum conditions-can be eliminated through the en-
forcenent of exdsting ordinances on nuisances, health and safety, They believe
that all that is necessary is a strong personality on the part of the enforcement
of ficer,

On the other hand, of ficers themselves have said that the existing ordinancet
are inadcquate, In the first place they are difficult to find, In Urbana they’
arc not codified at all and in Chompaign they have not been codified sipce 1934,
The ordinances 2lso create overlapping jurisdictions, For exanple, the building
inspector, the health inspector, and the plumbing inspcctor might all be involved
in the condemnation of privics, Thore secciis to be no clearly defined responsi-
bility for enforcerent, Further, the cxisting ordinances are inadequate in scope,
and they arc diffficult te cnforce since they arc vagucly defined and ilend them=
selves to long litigation,

What could be done to improve the ordinances? First, they should be gatherec
into a single code,” Sccond, there should be one officcer clearly rosponsible for
enforcement, Third, there should be enforcenent withent unnceessary delay,
Fourth, a definition of minimum standards of occupancy, such as those set forth
by the American Public licalth Association, should be included in the ordinance,

Some housing is bad because of poor building or poor land use, but sone is
bad because of general deterioration, such as leaking roofs, broken windows,
plurbing in bad repair, and overcrowding, Where the deterioration is not too
extensive such défects could be remedidd, Areas in such conditionh are called
"plighted areas¥, They arc rcgarded as potential if not actual slums, Two
cities, Baltimore and St, Louis, have attempted to iuprove the tenancy in their
blighted arcas by the adoption of ordinanccs on minimun standards of occupancy,



=10~

Dwellings are subject to inspection, and when they do not come up to these minimwu
standards of health and decency the owners arc required to put them in repair or
to tear them down, The administrative advantage of such an ordinance is that it
brings together many scattcred rcgulations, makes onc officer responsible for
their enforcement and provides machinery for their just administration, The
advantage to the cennunity is that it encourages owners to take mecasure to preven:
obsolescence and preserve property valuoes, In St., Louis a rovolving fund is sct
up to be used for ropairs by ownors who will be charged in tax forn when they
borrow against this fund,

The Community Housing and Development Council recommcnds the adoption of an
adequate and comprchiensive ordinonce, and the Leaguc of Vomen Voters, the Anericar
Association of University Women, the Citizens Housing Commitice, the Interchurche-
men's Council, and the Council of Social Agencies have all gone on ifccord as
favoring such an ordinance including miniimum standards of occupancy.

As early as May 2, 1950, preparation of slun clearance ordinances was ordercoc
by the Champaign City Council, The najority of the Councilnen polled by the Leagt
of Wamen Votérs before the election of April, 1951 also expressed approval of suel .
an ordinance,

THe legal problems dinvolved in writing an ordinance on minirun standards of
cccupancy go back to the State Constitution, The Cities and Villages Act of 1882
vith later ancndments lipits the kinds of legislation that nay be passed by the
loc):al ninicipalitics, These general powers arc sct up by this Act (Ch, 2k, Sec,
23

. (1) T™e power to prescribe the manner of construction of 'all buildings,
. This applies to new bu:.ld:mgs and is not rctmbctlvc.

(2) The power to dcfinc, prevent, and abate nuisances, HMany places have
taken full advantage of this provision to thc extent of dealing with
specific situations or cvents as m.u.ummcs in addition to enacting
gencral nuisance ordinances,

(3) The power to sct up fire limits within which wooden buildings shall not
be placed, erected or repaircd without permission, and whenever such
buildings have deteriorated or been danaged to fifty percent of their
value to dircct that such buildings be torn down or rcmoved, and to
prescribe the manner of ascertaining whether the specificd dapage has
occurred,

(4) The power to regulate fire hazards such as chimncy pipes and flues, and
if they arc in unsafec condition to cause them to be removed or put in
safe condition,

(5) The power to acquirc real pfoperty nccessary for the rchabilitation or
. redevelopment of slum areas,

. (6) The power to exercisc the right of cmincnt domain and carry on condope
. nation proccedings for the acguisition of property uscful for municipal
purposcs,

The Citics and Villages Act also cnpawers the nun:.c:.palltlcs to regulate
health in the following ways:
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(1) To do all acts and make all rcgulations which may bc necessary’or exped=
ient for the promction of health or thc suppression of disease,

(2) To provide for and maintain a board of health,

(3) To have jurisdiction in and over all places within one=half mile of the
corporate limits far the pirposec of enforcing health and quarantine
ordinances and regulations,

(4) To compel the owner of any privy, sevwicr, or otlicr unwholesane or nause-
. ous place to cleanse, abate or remove the same,

The CO&'IF'[III‘L'L‘[’.-} Zoning Enabling Act, contained in the Citics and Villages-‘ict
(Ch, 24, Sec, 73), includes in its obgect:wes the securing of adequate light,

pure air, and safcty from fire and other dangers; the conscrvation of the tofablo
ralue c-f land and buildings throughout the muniecipality, and the promotion of
public health, safety, comfort, morals and welfare, It enpowers the nunicipality
o acguire by purchase, condernation or otherwise, any building or structure
Jhich does not confern to tle standards fixed by thie corporate authoritics, and
pll Jand which is nccessary or appropriate for tlhe rclebilitation or redevelopment
pf any area blighted by substandard buildings or structures, to remove or demolisl
p11l substandard buildings so acquired, te hold and use any remaining property for
public purposes, and to scll, lease, or exchange such property as is nob-required
for public purposes, subjoct to the provisions of the eity zoning ordinances,

! With these powers, it would be possible to enact a strong lecal ordinance for
slun clearance, One such model ordinance has been suggested by Thomas A, lathews
in the "Illinois Municipal Review", May, 1936, Sonc question has been raised as
to the legality of an ordinance defining mininun standards of occupancy bit author
itative legal opinion has becn given us that this would be censtitutional,

3. Provention of New Slum Conditions
An ordinance on minimun standards of occupancy serves to retard deter—
foration in blighted arcas. Propor building codes and zoning ordinances serve to
prevent new slun conditions, The building codes of both cities are relatively
izood, Although t.hc,y arc not bascd on tho nost recent code of the Building (ffic-
%als Conference of America they prevent the crection of new buildings with obviou:
fire hazards or lack of sanitation. Unfortunately in some arcas buildings go up
jor aro converted for use as dwellings without the issuance of a permit, as in the
jcase of the converted sheds and tar-paper shantics, There is inadequate enforce-
nent of the building codes because the of fices of the building inspectors are
Tlinderstaffed and neighbors arc unwilling to make complaints, In the absence of
routine inspection or complaints from others many violations, particularly in the
poorer neighborhoods, "go undeteected, TPublic opinion, unfortunately, has not
supported enforecnient,

In 1950 both Champaign and Urbana adopted new zoning ordinances as recomnond-
ed by the community plan, FProvisicns in these ordinances help to prevent sluns
by restricting thc number of buildings that can boe placed on a lot, by providing
for air and light, by keeping rultiple~family dwellings out of sm\:-lo-i' anily
neighborhioods, mcl by kecping family, business, and industrial neighborhoods
separate,
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County zoning has becn strongly urged-in the community plan as a neans of
preventing shack=type housing develdpments, junk yards, or nuisance=creating
industries adjacent to good housing., It would also prevent raw scwage fron flow=
ing into drainage ditches, and would make possible a better pattern for adequate
drainage facilitics,

L, Other Problems of Slum Cleamance

The writing and cnforcecment of ordinances, however, would not solve thé
problen of slum clearance without attention to some other scrious considerations,
F:.rst, adequate facilities arc lacking in some parts of the comnunit.y. Soné
privies cxist bocausc therc is either no sanitary sewer or it is overloaded, Map
of some old sewers have becn lost, ILack of paving neans that heavy garbage col=
lection trucks cannot approach certain parts of the slum arcas. The people livin
in these neighborhoods should becone nore articulate about their nceds, but the
local government of ficials rust also fecl the pressurc of the whole comrmnity,
since tiic whole corrmunity bencfits when conditions for the spread of discasc are
renoved,

Second, some offices are understaffed, There has been no public health dir-
ector, for instance, since 1949, Therc cannot be enforccnent without inforeing |
effdoials,

Third, there is general rcluctance to make complaints and follow cascs in
court, This conmes partly froa lack of knowledge of the law and partly from un-
wllllngness to take as personal a part in the dutios of citizenship as this
requires,

Fourth, many people, belicving that tax funds should not be uscd for such
purposcs, arc unwilling teo have the local cerrmnity take part in public prograns
of housing and slun clcarance, An understanding of the rcal costs of slum housin;
may change this attitude, The program has been supported by both major political
parties, and by such cconomy-minded Senatcrs as lr, Taft and Mr, Douglas,

Fifth, two considefrations rcsult in scrious overcrowding as weill as oceupand:
of substoandard gquartcrs, The high-costs of building and consequent high rentals,
particularly without rent controls, creatc an economic problem, Restrictions
against Negro occupancy outside of certain neighborhoods create an oven more
scrious social problen because many Negroes who could afford bettcr hazes cannot
Eavc thén because of scgregation, Overcrowding is particularly prevalent anong

CETOCS o

CONCTUSTONS

This, then, is the situation in Champaign-Urbana in late 1951, We have
slums. and blighted arcas comparable with those in big cities, in which theré is
a concentration of sccial and health problens affecting the whole community, °
The cost to the taxpayer of mainteining thesc slums is more than he can afford,
The pecople of the community recognize the nced for inproving conditions; the
question is by what means this can be done, We nake thesc recommendations:

(1) Support should be given to public housing projects, as a method of
. meeting the problems of fardilics now living in substandard dwellings,

{ )
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(2) Federally subsidized programs of slum clearance should be undertaken,

(3) Efforts should be made to adopt a lccal ordinance defining minimun
standards of housing ceccupancy, making onc officer responsible for its

(%)

(5)

(6)

(7)

(8)

oenforcement, and providing efficient administrative machinery,

All local resulations that would reclaim slun housing should be
rigorously unJ.orc.ed.

-

Public utllitics, water, scwars, and strect paving, should be made

. available in overy scction of the runicipalitics,

Since housing and hecalth problems are closcly related, cvory effort
should be made to securc the appointment of a well-qualified public
health director.

County zoning as a neans of preventing slum conditions in fringe
areas should be supported,

Sound measurcs utilizing private capital that would reduce the cost

. of housing for low=incomec fanilics should be supported,

(9)
(10)

Expansion of living arcas for Negrocs should be encouraged,

Since many slun conditions axist becausc of publie indifference, we
mst take seriously our individucl rcsponsibility as citizens, not
only to support thesc measurcs, but where we arc awarc of violations
of existing ordinances, to make conplaints and follow them through,

T a0 T, N
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