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PUBLIC HOUSING AND 1>LUll CillARAIICE IN CHAliPAIGN- URRAHA, NOVEMBER, 1951 

The member s of the League of Homen Voter s have for several years been :inter
ested in the housing of the Ie"west income groups in Champ9.ign and Urbana;, Aft er 
study:i..J'J8 the extent of substandard housing and the social costs involved, the 
League ha s taken action in f aVer of public housing anc! alum. clearance . This 
report suIllClarizes what has been done by the community and indicates ways in which 
i t seems desirable to go furt.her in solving the problem of slum housing. 

PUBLIC lQ'!-.!l!l1:!! HOUSI NG PROJECTS 

The Basis in Fedoral Law 

The Housing Act of 19h9 recognizes that the existence of s l ums is a national 
probl em because the person living in such surroundings inct:rs !:lore than his pr o
portionate share of costs for health and l'/ol!are services and is l ess likely to 
develop good Citizenship and to appreciate tho' values of democracy. Since the 
costs of slum c lcaranca and rchollsin,g a re high, such enterprises are not attractiv 
to private invest.ro.cil.t and they are o.t:,tcn thou@1t to be beyond the means of the 
l ocal ta.xing badies. The federal government therefore offers financial aid to 
l ocal governments in the fom of long- term loons and subsi6..cs . Emphasis is 
pl aced on the climim tion of prescnt sll.JJ1l3 and the provention of their recurrencc, 
as wel l as upon the provision of decent , snfo and sanitar y housing for 10w- ioCOO1O 
families who cannot afford to pay tho rent for such housing. 'l'hc projects musb be 
locally initiated and developed. 

The Fedoral Government finances the honsing projocts in this nay: it author
izes prolimi.mry loans for projoct-:>lanning, secures temporary notes sol d by t ho 
local housing author.i.. ty to investors, and makes loans for any part of tho perman
ent financing not covered by tho se le of bonds to investors . The r cnts char ged 
do not enti rely cove r the actual cost of the ~~ject, and the fcdcra~ government 
makos a further contr ibution j~ the for.m of a subsidy to cover the differencc be
tween operating costs and r ents received. A maximum limit is set on annual con
tributi ons . (At present 3~ per cent of t ho devclopncnt cost, including the 
inter est payment on th e bonds) "Federal contributions end when the debt is amor
tized, in 4O 'ycnrs o~ less . The major cost is borne by the tennnts in rent. 

The contribution of tho leeal govcrnr.xmt i s in the form of tax exemption, but 
tho Housing Authority agree s to pay up t o ten percent of the rents received in . 
lieu of taxes, in return for local governocnt services , such as firo protection, 
schools, health serviccs and upkeep of streets. 

I 

In practice in otmr comrn.unities these payments ' have amounted to much morc 
than the taxos fonncrly assessed, and of ten not paid, on the sare property. In 
San Francisco, the- payments in lieu of =-:,3~ taxes amounted to $146,000 annually 
instead of the $30,000 felTlCrly assessed ngainst the same property; in St . Louis, 
the paynonts inc roased 251 percent, and in Peoria, mere than 300 percent. In 
Gary, the mayor r eported that the revenues viera increased with-out the addition of 
!lunicipal serviccs . 

In order not to interfere with private enterprise, only persons who arc among 
those having the l owest incooos are eligible to oceupy the projects . The very [
poorest fami l i e s arc ineligible because their incOliDs arc still not steady enough 
and not large enough to pay the mini..mun rent made necessary by lir.titations on 
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lederal financing. lhc higtcst rent charged oust be twenty percent lower than 
that in available standard housing. Tonants rust pay tlfcnty percent of their 
incO/OO for root, including utilitios; except that they arc grnntcd an exemption 
of $100 a year for oach ninor r.loobor. 

Veterans-aro given preference, and for the first five years of tho pe-ojdct 
tOOy need not, when chosen , be occupying substandard housing. All other tenants 
tl\l.St either be displaced by a slwn-cloaranco project or occupying substandard 
housing. 

Tho Housing Authority oust o.xam.i.ro tho incOODS of thc-tcnnnts .;,each yoar, 
lll1d when these exceed tho upper l.i.Jnit sot by tho Authority, the tenants aro ex
pocted to pay for private housing, and arc required to oave. This frequently 
happens, siree people nre likely to become more officient when thoyarc living 
in bottor condi tion5. In Decatur, over a poriod of eight yoars, 41.7 familios 
ClOVing frO!:!. tho project bought their own hares . 

'Ih!3 locQl govornocnt oust agroe baforo a housing project is etartcd to el.i.o
inatc or bring up to standard., unsafe or insanitary ch1Clli.ng Units subst.:l.ntial1y 
equal in number t o those provided by the projocts , This must be done within fivo 
years of the cexnpl.ction of the proJect unless deferred becauso of acute shortago 
of housing for lov/-incQlJc faoilios. Loea l public opinion is strongly in favor of 
imodiate cl.iJ:d.mtion of such dwollings . 

The Housing Authority 

'lhc housing projects arc lccnlly designed and built under tho direction of a 
local housing authority set up lUIicr State !au. Tho Housing Authority of ChEUJ
poign County was established in 1939 by the County BMrd of Supervisors under an 
Illinois Houa~ Law of 1934. It c ansists of five .ncrn.bcrs appointed by the 
chaiman of tho COWlty Board. of Supervisor s. They serve l'li. th out renunorntion. 
TOO chaiman of tho Housing Authority i s lire lfuurico Skelton, and the salaried 
director is :tAr; Har old Sloan . Tho affica is located at 101 N. Race Stroot, Urbana 

Tho Housi..rg Authority has those powers ilnd du tics: to invcsti.gate poor hous
ing con:iitiona; to suggest projeots for new housirK or slWJ. clearance to the City 
Council, Board of Alderman, or County Board of Supcrnsors; to build and QPCro:te 
rental housing projects for low-ineOno f Jtlilies, including onldng arrangroants 
for tho financing of those projects. It submits an annual financial roport to 
the Board of Supervisors, Tho Housing Authority operates an unsubsidizod low
ront housing project at Rantoul, and in Chcopaign a project of 40 units for vet
crans built of surplus war t:la.torial, It has also atteopted t o onke available 
lond and a' taw lO't'i-cost houses for slllc . This report however deals on.ly wi th 
public housing projects and slur.l. clearance in Ch&Lpnie/l- Urbana. 

'!he Present local Sltu.'ltion 

Ch<:mpnlgn now has 140 units of public housing nearing eoo.plction, and Urbana 
has begun work on 125 units. They are built unicr the U. S. Housing Act of 1949 
although the L1.nd in Chllr.lp<lign WllS acquired with fund.:3 provided for under the Act 
of 1937. Negroes and whites aro sogregated but cqWll facilities are provided for 
each group. Chilmp:lign res 70 -units for whites und 70 for Negroes; Urbana bes 99 
for \'lhites nnd 26 for Negroes , 
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'!he Negro project in Crump.:ri.gn, c.:l.llcd Birch Court after a soldier killed in 
l'/arld Un r II, is located on Do five-acro tro.ct north of Bradley Avenue betwoon 
Fourth and Fifth Stroet s . 'The wh:.t.o project is on D. sevon-1crc tract at tho 
northwest corner of Bradley and ik!J.nloy" Tho Urbano. project for whites will 
occupy ten .:loros lying onst of :Sl'u.~dway ond north of tho &!.linc drm.n~gc ditch, 
.:md tho project for Negroes is to bo oroctod o'n a two nod 0. half aero site north 
of Wright and cast of Douglas Par~~ 

The projects uo:lcr construction e rc arranged as cluster s of t''Jo- story apart
ocnt-typo dwellings contcirdng trOll m:J to four bodrooos, tho buildings separated 
by adoquate spnce for recrention .and pJ..."1.ygrrund uso. All but tho smp,liest dovcl
opa<nt includo cornunity rocos . Thoy.:!l'O of durablo , fireproof, brick and asbes
t os construction, l'Io11-dcsignod for f ooily ,living o.od for integro.tion wi tl1 other 
drmllings in too co.mowti ty. 

The projects arc expensive . For this ro.:lson it is ioportDJ1t that they bo 
l1'oil mno.ged ;md that their usc be such as to accmplish real sl.uo cleo.ronce and 
tho dioinution of tho social costs to tho c or.nunity that accOClpany poor housing. 
1ho cost of tho four projects has boen estiroted by tho director of tho Housing 
Authority t o be just w'Xle r threo r.d.lllon dailors ($2,940,000). Tho cost of tho 
ChQap:lign projects together is $1,470,000 .. illld tho estiootcd.cost· of the Urbano 
projects i s the SllliXlj with $305 ,000 the mst of tho NeGro project, md $1,165,000 
tho cost of tho white project . The Feder al subsidy will OJ:lOunt to 0 0DXimum. of 
~ {lerceot of the total dcvclopocnt cost por year f or 40 years, or an annual sum . 
of ~105 , OOO for tho 265 wrlts . 'Tho rest of the cost, including operating expense, 
Vlill be covered by the roots paid by tho tenants, and this lJD.y at tioos roduco the 
size of tho subsidYJ as happened in othJ r cities during tho \'fOr yenrs l1hon tonnnto 
wore ablo to pay higher rents . 

The 10:::01 cor.u:\unity is expe cted to benefit, since tho pD.yneitts OIldo in lieu 
of taxes 1'lill be ten percent of the totol shelter rents received. Sholter ront is 
the nct ront paid after costs of utilit ies a rc deducted. It is expected' that tho 
costs f1;)r city and soci.ll17elfaI'O sorvices for the tenants Will diLri.nish . Tho 
avera~ rento.l in tho first project will be npproximtcly $33J tho ronts rnnging 
from :;22 to $43.1 with ono i sol.<ltod insto.nce of $47. . 

In ChneJplign, . tho first tco.:o.nts ehoson for the housing pr oject for Nogroes 
wora selected by a non- political cocr:titteo of six locn.l citizens (three Negro nnd 
throe 17hite) appointed by the Housing Authority. ~ addition to the factors of 
inC OClO <l nd occupc.ncy of substandard quarters for non-vc teriIDDJ 'thoy gave consie\
c r o.tion to the length of rcsidmce in tho conr.nmity <lnd to the character of the 
applicant . Tho t eronts wore expocted to be good risks for the pronpt po.yoont of 
ront a nd to be cooperative citizonsJ net troublc- mkers. Thoy 0.1'60 !'lad to have 
tho proper size fanily to f it tho ilportr.umts . Preference l'klS given to veterans 
of long residence ond fonilies of' ron yillod in sortiec,; Buch fcnilics did not 
havo to be living in substundnrd housing . 

'!he task of selection of tcnillltSi was obviously a difficult ono, and ru.stokes 
were probably mde . Uany Negroos were disappointed since their incooes were too 

' high for public hOUSing, yet they could find no bcltte r priv-ltely O\'Jned housing 

\ 

becausc of color restrictions in other arons of' the COfJr.Ulflity . '!hero ,,'oro four 
eligible applicants f o r every vac.:mcy in tile project , 

• 
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Tho L:>col Need for Shun Cl ea.r<lI1ce 

Roncobcring tl.it the Housing Act e.ophn.sizcs eqlUl.lly the provision of -low--cost 
housing and the clinination or tho poor hous:ine; it is intended to rcplilcc, wo mD.y 
irquirc to lIrot . extent slum conditions do exist in our pleasant cities and hOll tho 
ooy be remedied. 

1. Report of th e Regiom1 P11llming CQllI:rlBsion, 1938 

A study in 1938 made by. the Regionnl Pknning Coo.r:rl.ssion of Ch<U:l.pnign 
County I under tho cha.irmnnship of Professor Karl Loh.!:u1nn noted the obsolesconce 
of dilnpicbtion of hundreds of houses in Chru:tpaign- Ul'00J.1D. (rumy of which arc still 
occupiod), and the inndqquncyof building codes and city arili.nmlcos to enforce. 0 
['110i o1l0 stmdard of decency, safety <lnd srudt.ltion. 

2 . The 1941 Housing Authori ty Survey 

In 1941 tho Housi ng Authority ordered II study of housing conditions fo r 
low- income fru:ri.lics. Of 3,722 dwcll..ings inspected, 43 percent wore subst.<:1ldnrd, 
P. dwolling 1'/llS classified a s ~ubstand.1.rd (1) when it In.ckod s<lllit.:l.ry facilitios 
(1,349 wore in this category); (2) whon in neod of major r epair (744); and (3) 
when in i! condi tion so hD.Z.:lrdous t o walth and safet y as t o be considered llntit 
for habitation (210). 

-
As a result of this report, the Hous~ Authority acquired t110 tracts of land 

in Choop:lign, and ontered into <l ·cooperation agrceacnt with tho city for the orec
tion of 140 units of low- rent housing. However , there \lore mo.oy 'Cla1.:lys nod before 
t ho project could 00 -itarted funds ''lore dive rted t o war purposes . 

During tho 'var, conditions grew IDroo rothor tron better . Now building vir
tu~ stoppud ::md many nntcrinls for r cnodcling \'lore not avoilllblo . Tho cxponsiOl 
of Chanute f i o ld, the nigration fron the south of workers in the expanded 1. C. 
Jnrds and othe r industrios, and finally the post,.\Var influx of faf.Iilics of student 
\vctcrans increased tho popu.l.ntion ftoo. approxi.r.ntcly 49,000 in 19f.O to 62, 000 in 
'1950, ox: 37 percent over tho dec.:ldo . Lack of supply of building oot cri<l.:is r.lCant 
ovorcrOl'Iding, usc of bnsor.\cnts and,attics, conversions of sheds, garagcs, and 
chickon coops, end the erection of t:'L.."U1y tnr-po.pcr sho.ntios. Trailer cmps sprong 
uPJ and poorly-built tourist CmlpS lfnre uSed .:lot high rcnbls as pcra.::mcnt dwolling: 
Sanitllry conditions wora often deplorable . 

3 . Tho DOWDS Report 

At the end of t he war the hous:Lru shorto.ge wes so .:!ppnrcnt th<l.t tho Caw:
aurti t.y Devel opocnt md Housing Courr.il of ChOflp:lign-Dl"'bcm was forood by leading 
citizens of the two WinS, undor tho chci.ronnship of llr. GilDs Sulliv<1n. At tho 
inst.:mco of tho Courc ilJ tho Housing Authori ty in 1948 ordered a s tudy of housing 
conditions in tho tT/in cities, r..l£ldo by the I'..ca.l Est.:ltc Roseilrch Corporation of 
Chicago . This study, ''Housing lla r ket- Ana.lysis in ChD.c:!pa.ign-Urbnm, Illinois," 
known as the "DOl1ns Report", shooed toot 71. 8 percent of the workers had inconcs 
too low t o jus tify.:! monthly rontal of C50J or tho purchase of a. $6, 000 hooo (.f. 4~ 

§
r s uch people, tho report reccmn.ondod, in addition to t he uso of t echnol ogical 

, provcm.cnts to Q.ring down tho costs of new housing, (1) tho fOIU!tion of non-profj . 
orporations contcoplD.ting a l oan of equity money for tho down po.ytlCnt an houses 
hrough gronts by the st.:J.to Housing Board, nnd (2) direct gOVCrntJ.alt subsidy, as 

in the public housing projects. . 

__ ~J~ __________ _ 
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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 D~nville low-rent housing 
projects built during the 1930's, and made two studies of housing for 10w
income families . The first study, "A Report on Housing Condit ione of 1ow
Income Familie s in Champe.ign-Urban!l.l~ WBs made vith the cooperation of the 
social agencies, and dealt with the bousiQg of families known to these organi
zations. The second study, known a9 the "Shack Study", was based on investi
gations of the housing of Negr~e9 made by a group of Negro vomen. 

The League studies, published in 1949, uncovered such bad housing 
conditions 8S the following : Out of a r andom sample of 85 "sbe.cksll , l ess than 
a third, or only 27, bad inside fauc ets. In 19 shacks water bad to be carried 
from next door, and in one case, had to b e carried from a fnucet a blook away. 
Only 18 dwellings had inside toilets, In these the pipes frequently froze 
during the winter . Outdoor privies, often shared vith nei ghbors, were used 
by the occupants of more than half of these Shacks and sometimes required an 
extra r ental of Mour or five dollars a month • • More than one out of t en had no 
toilet faciltties whatsoever, inside or out, not even a nei ghbor's privy. The 
rooms lIere about half the size of ordinary rooms, many vith su or seven-foot 
ceilings . Even disregarding the number of cubic f eet consider ed adequate per 
per son, t he study disolosed that 62 per oent of the people wer e living in over
crowded conditions, 83cording to the American Public Health Association 
standard. of one Bnd one-half per sons per room. 45 percent \ri''&I!S living tvo or 
mor e to a room, and 20 per cent ver e living three or more to a room . The follov
ing is an example of what living ,is r eally like when va describe it as over
crowded . 

"A family. of thirteen was occupying a tJu-ee- room dvelling, so small that 
beds necessarily occupied a great deal of the space . In one of the rooms 
ther e wer e two chairs, a double bed, a table a~d a stove. A doubl e bed and 
chair nearly filled the second room, The third room served as a kitchen and 
was so tiny and narr ow that a table could not be used in addition to tho stove 
and icebox, since space was needed for passing from the outside and into the 
adjoining room, Clothes washed by the mother were bung in the rooms on lines 
attached to the six foot ceiling. The vater used, obtained from a f'aucet out
side, was thro\rffi into a yard litter ed with trash and debris. The privy was per
haps five or six f ee"t. from the house." 

Sometimes sha~k colonies, clusters of three to five shacks found on one lot, 
oreated further problems of overcrowding. Serious fire hazards wer e founa 
everywhere. Unpaved streets and lack of sewage disposal and gEPbage colleetion 
creat ed a scene that was not only dreary but a definite hazard to health. 

The study of 200 low-income r enting families showed that 28 . 5 percent were 
paying ana-third or more of their incomes for rent, and mor e tbBn t en percent 
wer e pRying one-half or more, Yet 70 percent of these f amilies had to provide 
hast in addition, at an average estimated addittonel cost of *19 per month for 
fuel in winter, a cost hei ghtened by flimsy construction which made the houses 
almost irapossible to keep warm. The soc i al workers providing data for this 
study noted t ensions in family living under makeshift conditions, 8S veIl 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 Corpor ation. It was estimated 
that the area surveyed (containing 1533 dwallinE, 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 sbared or used excl usively), and 26 percen\ 
had no kitchen sink . This means that privies are used by stout 350 families in 
Urbana. 

The r ental housing for Negrdes was particularly bad. Almost three
quarter~ or 72 per cent, was dilapidated. Almost half, or 48 per cent, had 
no inside flush toUet, and almost one-quarter, or 24 percent, had more t han 
1. S persons per room . Thirty-nine percent had no running \later, and 61 percent, 
had no k1~chen sink. 

6. The Community Plan 
, 

While these studi es \ler e 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 6 basic step in solving 
community problems. The Council sadured money from public subscriptions, and 
from ten l ocal taxing bodies, and hired the finn of Svanson Associates to 
develop 8 plan. Mr. Enos Phillips was ch8.1rman of the Cbnmruni ty Plan Comm1 ttee, 
and t en citizens ' advisory committees were formed. In 1951 the r eport, 
entitled "Comprehensive Developnent Plan for Champaign- Urbana!!, wss published 
and distributed by the Council under the chairmanship of Mr. ~. A. Webber. 

Wi th r egard to sl\llll8 and blighted areas, the r eport had this to s Oyl 

liOn a national aver age , s lums and blighted areas contribute 
45$ of the major cr imes 
5~ of the arrests 
55% of the juvenile delinquency 
35% of the fire. 
50% of the diseaee (60% of the T.B. victime) 

These Bame areas r equire 
45% of the city service costs 

And these areas provide only 
6% of the r eal property tax r evenue" 

These tendencies and condl tiona exist i n Champaign- Urbana, 8 S judged from 
the latest information received from the various local soci al agencies. 

A common mistaken belief is that slums are mainly found in big cities. 
Actually ther e are more of them in the smaller comnnmite s. The census of 1940 
showed that J6~ of the dwellings in urban places outside of metropolItan dis
tricts wer e in slums or blighted areas, oompared to 26% in the larger metro
politan areas .. 

The physical ~ptoms of blighted and slum ar eas are poor building design 
and construction, higb population density, overcrowding of dwelling units, 
faulty subdivision of land, poor street pattern, and lack of utllIties. 
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Studies have shown that the I hidden t costs of maintaining slum areBS are 
far greater than a city can a£ford, trom 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 incroased the actual 
tax r eturns to the 01 ty by e s much as 1200',.1:. 

Taxpayers in most comm~itie s pay the rent on sub-standard a nd slum 
structures through tl::.£l r eliof payments mado toO the t enants. In effect, this 
becomes a double subsidy for perpetuat ion of slum areas -- once to pay for the 
rental, and seconaly, additional monies to make up the differ enco between the 
cost of services to these areBS and the tax r eturn made by the areas . 

Existing Conditions 1n Champaign- Urbana 

The occurrence of disease and other social problems are positive Rlgos of 
unheal thy housing and living . Though the so-called tcritical area' 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 a r ea expansion. Beyond 
soattered areas elsewhere, ther e 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 complet e r ehabilitation in a r esidential sanse 
so that the ultimat e community of 198x will be the st andard of the other neigh
borhoods . 

The problem, both present and future, is so great that it will r equire 
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 
com~ and other large-seale loans and through smaller coopera tive ventures. 
Up to the present time, most private caplt~l r edevel opment of blighted a r eas 
has served only to r eplace the area wit.h higher income f am1lies because of the 
high rentals necessary for nn adequate profit r eturn. 

These proj ects should be integrat.ed into the city's r esidential pattern 
so that the diff~rence betweennpublic-owoed and privnte housing is imperoep
tible, and such proj ects should be free to take land in any ares designated for 
multiple housing. Investigation of the cooperntive P~ldenJ Yorkville, aDd 
Baltimore Plans is urged. Only effective partnership between prive t e capital 
and public funds in carrying through planned projects will s ecure the necessary 
changes. 

The pres~nt study of new ordinances for enforcement of building, health 
and safety codes should be continued, and an adequate comprehensive ordinance 
adopted. Only with adoption of such l egis1ation will t he community have 
authority to enforce demolition or bring to standard inadequate housing, and 
prevent future occurrence . II 

A map published in the Plan shows 8 heavy concentra tion of basic social 
problems, 1ncluding delinquency, dependency, public assistance, tuberculosis, 
and prostitution, vithin a circle having a three-qlli1rter mile radius 'Wher e slum 
housing predominates. 



I , 
The Attack on Slum Conditions 

All these studies have l ed to a wldespre~ community r ecognition of 
the need for Lmprovement of substandard housing . The Lea~e of Women Voters 
Invitad represe~tativas of t.'e pre~s , the churches and varicus civio organiz
ations to meeti~gs held in ~~e spr!ng of 1948. Follovlng this, Mr. Willard 
Hansen r eported in 8 local newspaper 8 series of illustrated articles based 
on the League 's findings. A Citi~en8t Ccmmlttee on Public Housing sent speakers 
and showed pictures to inter ested groU~8. The problem we s discussed widely in 
radio programs . Many groufs have oxpr essed themsel ves in favor ot slum clear
sLee ; the question 1s how this can best be accomplished. Ther e should be 
attacks from th1'ee angl es- - provision of low- r ent housing, elimination of the 
worst housing conditions, and prevention of new slums . 

1. Publi~ Housing the First Step 

Before people can be r emoved from uninhabitale structures they must 
have other housing; honce public housing is uEually r egarded as the first step 
towards accomplishing slum cl earanoe . The t enants are expected to come from 
substandard housL~g. The vacancies they create should not be filled unless it 
is possible t o bring thes e former substandard quarters into good repair . Often 
it 1s uneconomica l to att empt this and the bui~dings should be t orn down. 

Privatoly finanoed low- cost housing might also provide living quarters 
for t enants of slum a r eas, although ve hove noted that it does not often 
attract private investment. Ne~ building by those who can afford it ordinarily 
creates vacancies down the llne. Private housing developments or coopera tives 
using long-term financing, or even subsidies from state funds J a lso e8Ba the 
housing market in gener al when population pressures a r e not too great. A 
definite program for removing the vorst housing, ho~ever, needs to be under
taken concurrently with the provision of better houB~ng for the occupants of 
those places, 

2 . Elimination of Substandard Housing 

We have noted that the citi es in agreeing to accept federal funds for 
low- rent housing have a l so aecepted contractua~ly the r esponsibility for t ear
ing down or bringing up to standard a number of units equivalent to that 
provided in the proj ects. How can this be accomplished? 

In the COllrS e of normsl industrial duve~opment many communities have 
found that substandard dwellings nre town down and could be counted towards 
the equivalent elimination but ~his is unlikely to make up for mor e th~n the 
normal deterioration of houses, and does not contrirnlte much toward improving 
genera! slum conditions. Unless ther e is a r eal drive to olimina t e these 
houses their furthor det er!oration will mean further soclal costs to the 
community. 

Under Title I of the Housing Act of 1949 a 100Al community may under 
take slum clearance projects that are in accordanoe with a community plan. For 
such projects they may obtain liberal f eder al funds . These are given on a 
matching baais, 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 f aciltties . The Federal Government supplies two- thirds of the 
cost of suoh slum-clearance projects. 



Applicat i on::; f or s u.ch a grant- in- aid 'flaS made in Ur bana in 1951, but had to 
be donied because technicaliti es weI'O not oct in socur ing prior appr oval for the 
proposed projcct . 111 1950 funds to the anount of 0169, 890 wora set aside for a 
panting lot pr oposed by the Chanpaign Council and Chaober of Caoocrce , but plana 
for the project havo not progressed, 

ITe nay ask by nl".o1t clght s or - though what powers the citi es may"causc pr i vau 
pr operty , oven bacU:r deto r-loruted, to be destroyed. 

In such s l un- clearance projects as those contcrJpl atcd in the Housing Ac t 
iiholc blocks of l a'1d aro usuaily acquired by tho city by r ight of oain.ent dooa in , 
It is i roJpo rtant tm t t he project contooplat cd should be in accont 'Iit h a pr ofes
sional plan l ooki.P..g to'lllrdS the best future f oro the connunity-. For tu.'1ately, tho 
CCfil!'llunity Plan indicates projects mch as par ks , parking l ot s , and ei pllnsion of 
school facilitie s t hat rlould fulfi ll fu turo as 1'Iell as pr esont needs . 

When buildines arc not fit for habita t ion sanD cODfJUIlities get rid of then b: 
use of the ponera of tho 3t atc Fh'o 1..ar:::hall. [lcctian 9 of the Illinois Fi re 
Prcv~r.tion Statuto prCN::'deG for tho inSpecticn a(' buildil"'.gs Tll1ich because of fnul" 
construction, age, lack of propol' rcp.."lir, or any other cause, My bcc~ liable tt 
cause :injury or dMl.'lge by collapsing or° ot hCl'l'liso . \/herp such a danger ous con
dition 0 1' fire h.:'lzard is fOtU1d to OJdst, the Dcpartncnt of Public Safet y and t ho 
local officers cha r ged with the duty·of L. ... lVcstiOlting fires oha11 orde r t he dan
gorous c ondi t:i OIl l'Etloved or rcnooicd. 

!.ior:!c people contend that sluv. conditions · can be olininatcd through tho on
forccwmt ci' c;:.isting ordina~lees on nuisances, health and safet y . They bolieve 
that nIl that is necessary is a strong per sonality on the par t of the c..'1forcornent 
officer . . 

On the other hand , officers thoJ.lsel vos rove s.:lid that tho c:t'".isting ordinancet 
arc inodequate . In tho first p l .:lce they ilro difficult to find . In Ur bana they· 
eI'C not codified v.. t all and in Char.tp:ll.t;n they have not been ccxlified s~ce 1934. 
'ilie erd.:i.n.1..'1COS 'a lso creato overlapping jurisdict ions . For eXllJJple , the ' building 
inspoctor, t he hrolt h inspoctor, and the pl ll!:lh:ing ir.spcctor oight all be inv olv·od 
i.l'J. tho condcnnation of pr i vies . Thol'O secus to be no clearly defined responsi
bility f or enforcor1ar.t . Furt her, the existing ordirulnccs aro in.:ldcquntc in scope, 
and thcy oro difficult tc · ep.J:orcc since they a r c vaguely defined and lond thc.'"l
solves to l ong litigat ion . 

Tlh.:.t could bo -done to i.:.1pr ovo the ordinance::;? Fir st , t hcy should bo g.:lthore{ 
into a single code . Second, t hero should be one officcr clear ly responsi bl e for 
enforccnc.nt . Thi rd , there should b e enforcement nithont unnece ssnry delay. 
FourI:J.1, D. dofinition of r.UJ1inurl standards of oc_cupancy., such as t hose sot for tli. 
by the American Public Health Associaticn, should be included in the ordinaneo . 

Some housing is bad because of poor building or poor land use, but SC1.\O is 
bad bCcil'Use of general deto r ior atim, such as l eaking r oofs , broken windOWS, 
plumbing in bad repai r , and overcrowding . \Ulcrc tho dcte ri erntioo is not too 
extensive such defects could be rcmcdi~d . Area3:in such condition a rc CD.llcd 
"bli{;hted areas ~l . Thoy.?ro r egarded as pown tlill if not actual sluns . '1\'10 

cities , Balt ulore And St . Louis , h.:lvC attoLlptcd to lJ.lprovo the tenancy" in their 
bligJrtod ~reas by tho .:\doption of ordiJlolnces en r.linirJUJ.1 st<l..'1d.!!.rds of occupancy. 



Dwellings are subject t o inspect ion, and whon they do not como up to these nininw 
standar ds of health and decency the owne rs nrc rOqQircd to put thoa in repair or 
to t ear then dOl'ln . The ,:u1ninistrative advantage of such nn ordin~c is trot it 
brings together ranny sc~twred rogulatiorul , nc.kes one officer responsibl e for 
their cnforceacnt and provides lJLlchinery for their just adninist ration . The 
e.dvantago to the COf.'lr.lunity is that it oncouragos owners to take o(l.:lsure to provon' 
obsolescence and pr eserve proper ty val uos. In St . Louis 0. revol ving fund is set 
up to be used for ropci.rS by elmora who ,.,ill be char ged in tXt foro when they 
borrow against this fum. ' 

The COClOunity Housing and Dovolopment e oureil recotncnds the adoption of an 
adequate aM conprchonsivc ordinil.;:;: e , and t he League of r (OiXlI1 Voters, the Aooricru 
Aasocintion of University Won:.cm, tho ,Ci tizens Housing Car.v:d.ttoe, the I oterchurch
non ls Council, and the Council of Social Agencies h,,"vc o.ll gone on recor d as 
fc.voring s uch an or dino.nce including minL.1UO stcndards of occupnncy. 

As ear ly as liay 2, 1950, proparlJtion of 51\10 cloo.rlJnce orcli.mnccs W<1S oroerc< 
by the Chru:lpci.gn City CowlCil. The Ll<lj erity of the Councilncn polled by tho Loag" 
of WOClOn Voters before tho election of April" 195 1 also oxpressod approval of suc} 
an ordinAnce . 

Tho l egal prob1c.as involved in 'VJri tine an ordino.reo on oini..r:un sU!.ndards of 
occupancy go back t o tho Stato Constitution. 'Iho Citios and Villigca Act of 1882 
with later anonciLlents l.ipits the kinds of logislction th.:lt nay bo passed by the ' 
loca l ninicipulities . Those gener al PO\'jQl'S are set up by this Act (Ch . 24, Scc . 
D) . 

(1 ) '.Phc pOVlor to prescribe tho nmnor of construction of'<ll1 buildings . 
'!his awlies to now buil C\ings aod is net retroacti ve. 

(2) 'Iho pOVior to definO, prevent, and abate nuisances . lio.ny places have 
tnkcn full advantage of t his provision to the oxtcnt of dcc.ling 'VIi th 
specific situations or ovents as nui:JQ.11ces in addition to eMct ing 
general nuisance ordinances. ~ 

(3) The powor to set up firo li.r.d.ts ,wi thin which wooden buil dings sho!lll not 
be placed, orect od or ropairod VIi tJ.l0ut pcrtussion, <lnd whenever such 
buildings hava de teriorated or beon do.ncgcd to fifty percent of thei r 
valuo to direct tho t such buildi.ncs be t orn davin or renoved, and to 
prescribo tho f:mlncr ar ascerwining 'Whether tho specified dlJOLlge has 
occurl'Cd. 

(4) The power to regulate fi r e hazards such ns chinnoy pipes And flues , and 
if they arc in ' unsafe c ondition to Clluse thOLl to be rcooved or put in 
snfo c ondi tion. 

(5) Tho pa'lor to acquire real property necessary for tho rchabilitntion or 
r cdcvel oIDont of sl uo arolJS . 

(6) The power to exerci so t he r ight of coincnt doonin And c<lrry on conden
nlJtion proceodings for the acquisit ion of property useful for runicipol 
purposes . 

'!he Ci ties and VilJ.agcs Act also efJpCWOrs 
hClllth in the follcn'ling \'Inys : 

, 
tho J:lll11iciplllities to regulate 



(1) 

~ll-

To do all .::lcts and m:l.lG..: nll rct.U1.D.tion~ which may 00 nccess.:lry· or c.."'<Pod
ient ' for the promotion of health or tro suppr es.:;i on of disease . 

(2) To pr ovido for <lnd m intain 0. board cf hcnl th . 

(3) To hnvc jurisdiction in and O/cr nIl PUtccs wi thin one-ha ll' cilc or tho 
corporate limits fOJ.' the pUl'pose of enforcing huclth and qU<lrantino 

, ordinLl.nc os am r c::;ulntions . 

(4) To cor:lpcl t ho ownor of any privy, sC"fler, or otHer unwholcscx.lO or nause
ous pl v.ce to clc<ll1so, cbew or r ernovc the sane . 

Tho Conmunity Zoning Enobling Act, cont ained in the Citios and Villagcs~ Act 
Ch. 24, Soe . 73) , includes in its objectiv~s tb.c sccuring of .1dCQll.:\t o lieht , 

'C air, end snfoty frelit fire o:llld other dnngers ; t he conservntion of the t ax.'lbl o 
.J.1uc of Ji!nd and buildings throudtout t he r.runiciplllity , <:!Jld tho prof.lOtion of 
bUc health, safety, confort, l'J.or als n.nd l'Iclfaro , It eopo\,;e rs the uunicipnlity 

o o.cquire by purchase , condclJllntion or oth.:rr'\'lisc, any buildine or structure 
hich docs not ConrOI'f.1 t o t In stnndards fixed by the corporntc c.uthoritics , llI1d 
11 land \1:lich is nccoasary or appr opriate for the rcrobilitnt ion or roc.lcvclolXleni 

;mY' ~ ron blighted by subst:..cmdard tuildinga or struct ures , t o renovo or deaolisl 
11 subst nndard ' buildingo so acqui red , to hold and usc on] r ~ining property f or 
uhlic pur poses, m1d to aell, lCilse, or cxch~gc such property as is not -reqUired 
'o r public purposes , subject t o t he provisions of tho city zoning ordinD.nces . 

\'lit..'\) those powors, it v.tJuld be possible to ennct n strong lccal ordinance f Ol 
slum cloarance . One such nodel ordinanc 0 hns 'been sl1sgested by 'lhOO<!.s A. lIo:lthows 

the IIIllinoi s liunicipLIl Tl.cviow ll , Hay, 19.36 . SOr.IC question has boon raised as 
t.o the leg<llity of {In ordinance dufining f!IifI..ir.UlJ:I s t andards of occup.::!.ncy but Iluthol 
°t<J.tive ,logal opinion ros boen given us ~hn t this would be c ons t i t utional. 

3. Prevention of No .... , SlUI:l. Condi tions 

An ord..irumcc on lJin:L:UJm st<lnfurds of occup.:mcy sorves to retard det er
' or ation in bli.eht cd arens . Proper buildi.nc codes and zoning or dinancos se rvo to 
prov~nt new Slwl conditions . Tho buildinG codes of bot h citie s arc re l atively 
good . Alt hough t hey arc not bnsed on the [.lost roceut code of the Buil ding orfic
hals Conference of Amoticn troy provent t".c croction 'of mYJ buildifiGs vlith obviou: 
lrirc hazards 01' lack of s:lnitati on . Unfo rtunately:in 80.':'.0 ~raa.s buildings go up 
~or 0":\1'0 conve rted for usc as drlCllines 11ithout the issuanc e of a pemit, as in tho 
Jco":\se of the converted sheds nnd tar-paper shunti cs. Thor e is ino.dequato enforce
t;ent of t he bl1ildi..ng cedos bcc.1usa tho offices of the bui lding inspect ors aro 
t~ndersto.ffed and neighbors nro urmilling to mtlke COI.lpkintS . I n the Oobsence of 
rout:ino inspe ction or conplaint s frOm others r.lLlny violntions , particulnrly L"l the 
poONr neighbor hoods , 'go unde tectod . Public opinion, w'li" ortuno.tely, has not 
suppor ted enfor canont. 

In 1950 both Chaopnign and Urbann adopt ed n(;l\'/ zonine ordin.:mccs as recOIT.\ood
cd by tho ccr.!f'1..unity plan . Provisions in t hoso orclinlttlCcS hel p t o prevent s1UlJS 
by rcstricti..ng the nur:ilior of buildings that can bo placed on a l ot , by pr oviding 
for ai r ~r..d light , by keeping Llultiple- fllruily chyolUngs out of single- fru:d.ly 
ncighbor ll.oods , .:m,d by lreeping i'o.ni1y, bUsiI1ess I coo industrial neighbor hoods 
separate . 



County zoning has boen $trongly urged-in the car.u:lWlity pl nn as a oeans of 
pI\..~nting shack- type housing devo16p:umts, junk ya r ds , or nuisance-creating 
industries adjacent to good housing. It would also prevent raw sewage fron flow
ing into droinagc ditcms, and would oako possible D. bettor pattern for adoqunte 
drainage facilitios , 

4. Other Probl ens of Sl UJJ Clcwonce 

Tho writing und cnforcC!:l.cnt of or dinances , however, 'W ould not Bolve t ho 
pr obl cn of slue cloaranco without cttention to soro other .serious considerations . 
First, adequrlte f acilities arc l ocking in sooc p.:-.rts of tho coot:lunity. Soma 
privies exist because t here is ei ther no sanitary sowor or it is ovorloaded .. llap 
of 8000 old sowers rove bcc-'l losto Lo.ck of paving nouns thnt heavy garOO.ge col
l ection trucks cannot appr o<lch cc r+.,a;in parts of tho shul arens . The people livin 
in thoso neighborhoods should boconc noro orticulnte about their noods, but the 
l ocal govemnm t official s nust a lso feol the pressure of the whole COtlr:runity, 
since tl'le 11hole coonu.nity benefits when conditions for the apr ond of disease nr o 
rot!ovcd. 

Second, sooo officcs are undc r staffod. Thore h.::ls boon no public health dir
ector, for instance, since 1949. Thero cannot bo enforccncnt ,Ii t hout inforcing 
off:ioials . 

Third, toore is general r ol uctnnc o to r.lOko con.plnints and follow casas in 
court. This com.es partl y f r cu l ilck of knowledGo of tho l aw and pLlrtl y f r oo un
willingness to take as persCJru:l.l a part in the dutios of citizenship as this 
requires . 

Fourth, .onny peopl e , believing that tax flUlds should not be used for such 
purposes, arc wlwilling te hnve tho local ccnounity t<lke p<lrt in public progr <lOB 
of housing LlJ'ld slur.! clearance . An undo r standing of the real costs of s lun housin; 
I"lll.y change this attitudo .. The pr ogrcn has boon supported by both oo.jor political 
parties, md by such cconOlaY'""oinded Senators as t,;:r ~ Tnft and hir. Dougl as . 

Fifth, two consider ations result in soribus overcrowding as wen as occupone: 
of subs~ndard qunrtcrs . 'rhe high~costs of buildine and consequent high rentals, 
particularly without rent controls, create an econar:d.c problco.. Rostrictions 
against Nogro occup:J.J1cy outside of c ertain ooighborhoods create an cvcn COI'O 
serious social problcn. bocause .rntUl~ Negroes who could afford batter ha--lDS c.:l.nnot 
have then boc.:l.uSC of segregation . OVercrowdine is particula.rly prevalent an.ang 
Negr oes . 

- crnCWSI ONS 

This, then , is t ho situation in Chaopaign- Urbana in l ate 1951, \'Ie hovo 
sluos and blighted areas cOfJparobl o wi th t lloSO in big cities, in which thoro is 
a concentrati on of soc i..1l nnd ho~lth problcns affecting the wholo c cnounity . 
'!he cost to tho taxpayer of no.intcinine; those slur:ts is noro th<m ho oan afford. 
'll1o peopl.J:; of the cor.nunity r ocoeJlizo too noed for inproving oonditions; tho 
question is by whnt r.lCnns tt>is CM be d one . We nnke these roco.ooondtltione: 

(1) Support should be given to public heus:ing proj acts , as a aothod of 
ooeting tho probl cas of fllI.ri.lica now living in substc.ndard dwellings . 

" 
' . ) 

, 



, 

(2) Federally sub sidized programs of slUIJ. clearance s hould be undertaken. 

(3) Efforts shaull! be ""do to adopt a l ocal ordinal>: c dofining oininun 
standa.lus of housi ng occupancy, making one officer rosponsible for its 
onforccacnt, and providing officiant c.dministrntivo rochinory. 

(4) All local rO!lUla tions tro t would roclain s lun hooBing should be 
r igorously enf orced . 

(5) Public utilities , flll.ter, sewers, and street paviri.g, should be redo 
avllilabkl in overy section of t ho JJWli.cipcllitics . 

(6) Since housing and health problOf.ls arc closely r elrltcd , ove ry effort 
should be made to secure tho D.ppointnent of a woll-qunlifiod public 
health diroctor. 

(7) County zoning as a noons of preve nting sl Ur.1 conditions in fringe 
area s should be supported. 

(8) Sound oensures utilizing priva te capitnl thllt would r oduco the cost 
of h ousing f or low- inoroc faoiJic G s hould be supported. 

(9) Expansion of living 0.1"085 f or Negr oe s should be encouraged. 

(10) Since anny slun conditi ons a:dst bccL!.uSC of public indiffer encc , WO 
lJUst taka se r i ously our incliv i ducl re sponsibility a s citizens , not 
only to support these tlCesurc s , but wrorc li e nro nnnrc of violAtions 
of existing ordinnnces , t o r..lnkc cooplnints ruld f all on then through . 
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