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INTRODUCTION 

The shifting and growing population in the United 

States, and expanding urban development have created sig

nificant changes in the structure of our cities. This 

growth and change can create opportunities for all Ameri

cans, but it is important to understand its effects and 

to take intelligent measures to cope with the problems it 

creates. 

The remarkable progress in the construction of new 

housing over the past decade has too often been accompanied 

by a lack of planning for adequate community facilities and 

future expansion. In the core areas there is an increasing 

concentration of the poor and disadvantaged in deteriorating 

areas, despite overall population losses. Between the core 

and suburbia, there are found large areas of aging and ob

solete housing, and blighted conditions. In the suburban 

periphery, the growth pains of the metropolitan areas are 

being felt. 

The pattern of growth, changing and shifting popula

tion, and decay is more evident in the larger metropolitan 

areas, but smaller communities are also affected, either by 

similar patterns on a smaller scale, or by reverse condi

tions—declining populations and economic activities that 



accelerate the process of decay. 

Concern with our cities* deteriorating residential 

neighborhoods led to a program of federally assisted public 

housing in the 1930*s* A Congressional study of housing 

problems was made under Senator Robert A* Taft during World 

War II. This subcommittee found two major obstacles to the 

redevelopment of deteriorating areas by private enterprise: 

(1) the private developer faces the problem of assembling a 

large number of parcels in order to create a tract of land 

large enough to permit efficient redevelopment; (2) the ac

quisition costs to a private developer would reflect spec

ulative, often inflated values.^ 

Remedies for these two problems were sought by Congress 

through urban renewal. "Urban Renewal is the term used to 

describe the diversified efforts by localities, with the 

assistance of the Federal Government, for the elimination 

and prevention of slums and blight, whether residential or 

non-residential, and the removal of the factors that create 

slums and blighting conditions."^ In enacting the Housing 

Act of 1949, Congress recognised that slum clearance and re

development must do more than assemble blighted parcels. 

^U.S., Congress, House, Committee on Banking and 
Currency, Report on Urban Renewal. 87th Cong., 2nd. Sees., 
1963, pp. 390-393. 

^Department of Housing and Urban Development, Summary 
of the Urban Renewal Projgram (Washington! U.S. Government 
Printing Office, 1965), p. 1. 



3 

demolish the structures, and dispose of the land. It rightly 

insisted that it is a public responsibility to rehouse dis

placed families in decent, safe, and sanitary dwellings that 

are within their financial means. It also required the lo

cality to prepare a plan for the area that would guide its 

redevelopment and be consistent with the general plan for 

the community as a whole.^ 

Without sufficient relocation facilities for the dis

placed families, and without adequate planning, it seems a 

reasonable assumption that new slums and blighted conditions 

would be likely to reappear. 

A basic principle of urban renewal is that it is a 

local program: locally conceived, locally planned, and 

locally executed. The emphasis on local direction is one 

of the major strengths of the program. Without this empha

sis, it is doubtful whether any program could have been 

developed with enough flexibility to meet the great number 

of diverse conditions found in the hundreds of participat

ing communities. 

Title I of the Housing Act of 1949 uses the term 

"local public agency" (LPA) in referring to the local body 

authorized to carry out urban renewal projects. Under the 

various state enabling acts, there is a wide variation in 

the nature of local public agencies. In some, a separate 

^U.S., Statutes at Large. LXIVIII, Part 1, 769. 
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agency is authorized, often with a governing board appointed 

by the mayor or the local governing body. In others, the 

powers of existing local housing authorities are extended to 

cover urban renewal. In still others, the city government 

itself is designated as the local public agency. 

While administration of the urban renewal project is 

a function of the local public agency, the ultimate respon

sibility for making the basic decisions rests in the com

munity's local governing body. In addition to the require

ments of state law, the federal laws and directives estab

lish several guides for action by the local governing body:^ 

(1) Before a community may receive any federal 
assistance, the local governing body must 
adopt a workable program for community im
provement. The program is concerned both 
with project activity and with community-
wide planning to eliminate and prevent 
slums and blight. 

(2) Application for federal funds must be ac
companied by a resolution of the local gov
erning body authorizing the application 
and designating the project area. 

(3) Before a project may be approved, there must 
b3 a public hearing, and the local governing 
body must officially adopt the urban renewal 
plan, find that it conforms to the general 
plan for the community as a whole, and deter
mine that the proposed relocation plan for 
rehousing displaced families is adequate. 

Where families are to be displaced from the project 

area, the LPA must establish the feasibility of a relocation 

program. Surveys must be made to determine the size, number, 

^Ibid. 
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and income of fandlies to be displaced. Local standards of 

decent, safe, and sanitary housing must be established, and 

the area must be surveyed to determine the availability of 

standard housing units to meet the anticipated relocation 

workload. 

Although not required to do so under federal law, 

most local public agencies provide a relocation advisory 

service to displaced individuals and businesses. Each fam

ily livinr, in the project area is interviewed to explain 

the services available and to evaluate its needs and pref

erences. Families interested in buying hones are given 

advice and guidance on how to proceed, including informa

tion on FtiA section 221 loans.^ 

In spite of all efforts of the relocation advisory 

service, some families will move to substandard housing 

on their own initiative. Efforts are made to trace these 

farailies and offer them further assistance in obtaining 

standard housing. 

Success in the relocation process could be measured 

in several different ways: satisfaction with the location 

of the new housing, cost of rent as compared to the prev

ious cost, or simply the percentage of families relocated 

in standard housing and substandard housing. A survey made 

bv the U.S. Bureau of the Census has shown that: (1) a 

5 Ibid. 



majority of relocated families found the conveniences of 

their new neighborhood about the same or better than their 

old one; (2) median gross rents were |66.00 per month before 

relocation and $74.00 per month after relocation; (3) 94^ of 

the displaced families were living in standard dwellings.^ 

It appears that in these respects, urban renewal has been a 

success on a nationwide basis. 

However, over seventy cities in the last four years 

have rejected proposals for urban renewal, and a report by 

the Advisory Commission on Intergovernmental Relations fears 

that urban renewal may fail because of unfair and inadequate 

relocation methods.7 it is the purpose of this thesis to 

examine the process of relocation in the Coronado Urban Re

newal Projects, and to discover what problems in relocation 

have caused such a reaction against urban renewal. 

Although the Coronado Project is not complete, the 

relocation process is in its final stages and is near 

enough to completion to permit a fair comparison with simi

lar projects. This comparison will be limited to an anal

ysis of tables and graphs compiled from Relocation Progress 

Reports, with the understanding that each of the projects 

has special circumstances involved that should be taken into 

^Urban Renewal Administration, Urban Renewal. Reloca
tion of Families and Individuals; A Fact Sheet (Washington: 
U.S. Government Printing Office, 1965). 

'̂ New York Times. April 27, 1965, p. 44. 



consideration. 

The tables and graphs that are presented show only a 

part of the total picture, as the process of relocation has 

had a profound effect on the entire community. Some of the 

changes made by the urban renewal program can also be de

picted by the photographs that are included. Special care 

was taken to obtain pictures that were representative of the 

areas shown. The "worst" of the alums was not sought out, 

nor was the "best" of the newer neighborhoods. 



CHAPTER I 

THE ORIGIN OF URBAN RENEV/AL 

The Housing Act of 1949 

Urban renewal was originated by the Housing Act of 

1949 as an offensive against increasing slums and the causes 

of urban blight. Its purpose is the elimination and preven

tion of slums and blight and the removal of factors that 

create slums and blighting conditions. Urban Renewal is a 

locally-conceived, planned, and executed program, receiving 

federal loans, grants, technical assistance, and mortgage 

insurance under standards set by Congress. 

The proper rehousing of families displaced from urban 

renewal project areas is a basic responsibility of the ur

ban renewal program. Section 105(c) of the Housing Act of 

1949 states that federal contracts for financial assistance 

in an urban renewal project require that a feasible plan for 

the relocation of displaced families be adopted by the local 

public agency.^ The housing provided to these families must 

be "decent, safe, and sanitary." Housing meeting all these 

requirements is classified as "standard" category. The suc-

^U.S., Statutes at Large. LXXVIII, Part 1, 769, 786. 

8 
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cess of an urban renewal program can be partially measured 

by the percentage of families relocated in standard housing. 

Housing provided for relocation must £dso be equal in 

number to the number of displaced families and must be rea

sonably accessible to their places of employment. 

Section 106(f), as amended, authorizes relocation 

payments to families, individuals, business concerns, and 

non-profit organizations. The maximum relocation payment 

is $200.00 for families and $2,000.00 for businesses.^ 

This payment is for "reasonable and necessary" moving ex

penses or for "actual direct losses of property." 

Section 114(c) authorizes relocation adjustment pay

ments based on the family's income and housing needs.^ 

Originally these payments were limited to the amount of 

the first month's rent after relocation, but presently 

those families who qualify may receive a maximum of $500.00 

to be used as a rent subsidy for the first five months 

after displacement. 

A rent supplement program was established in the Hous

ing and Urban Development Act of 1965. To be eligible, an 

occupant must be an individual or family with an income be

low the amount established in the area for occupancy of low-

rent public housing and must meet one of the following re-

2u.S., Statutes at Large. LXXVIII, Part 1, 769, 790. 

3Ibid., LXXVIII, Part 1, 7^9. 
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quirements:^ 

(1) Displaced by governmental action. 
(2) 62 years of age or older. 
(3) Physically handicapped. 
(4) Occupying substandard housing. 
(5) Occupying a swelling situated in an area 

determined by the Small Business Adminis
tration subsequent to April 1, 1965 to have 
been affected by a natural disaster. 

To be able to enter into contracts and receive rent 

supplement payments, housing owners must be non-profit, 

cooperative, or limited dividend owners. The rent-supple

ment program has not yet gone into effect, although the 

necessary appropriations have been authorized. 

The rent supplement payments may not exceed the dif

ference between the fair market rental for the dwelling and 

25^ of the occupant's income. Payments are reviewed peri

odically and adjusted to changes in the income or rent. 

FHA Provisions 

Assistance is also given displaced families in obtain

ing FHA-insured mortgages for private single-family housing, 

in which about one-half of these families are relocated. 

By 1965, home ownership increased about l^jL among families 

displaced from urban renewal areas.^ 

^Ibid., LXXIX, Part 1, 451. 

^Housing and Home Finance Agency, The Housing of Re-
iftcated Families (Washington: U.S. Government Printing 
6Wice, 1^65), p. 1. 
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The body of laws upon which urban renewal is built be

gan much earlier than the Housing Act of 1949. Some of the 

basic laws go back to the National Housing Act of 1937, which 

created the Federal Housing Administration. Laws and codes 

pertaining to both urban renewal and FHA are so intermingled 

in their operation that changes in one may produce numerous 

consequences in the other. Sections 220 and 221 of the 

National Housing Act are pez4iaps the most important in re

lation to FHA's connection with urban renewal.^ 

Section 220 provides mortgage insurance assistance in 

urban renewal areas which have been certified to FHA by the 

Secretary of Housing and Urban Development. It may be used 

in financing the rehabilitation of existing housing, new 

sales or rental housing in either single or multi-family 

structures, and some non-dwelling facilities that "contrib

ute to the economic feasibility of the insured project." 

Section 221 permits the insurance of mortgages on 

new or rehabilitated housing for sale or rent to families 

or elderly and handicapped individuals displaced from urban 

renewal areas or by other governmental action. 

Section 231 provides special terms for housing the 

elderly and handicapped and Section 213 deals with the fi

nancing of management-type cooperative housing. Numerous 

other FHA programs are available. 

^U.S., Code, XII, par. 1715k, 17151. 
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The Local Public Agency 

The Local Public Agency (LPA) is the unit primarily 

responsible for the operation of an urban renewal program. 

It was created by the Housing Act of 1949 to administer 

local urban renewal projects.7 Further amendments state 

that the maximum responsibility for carrying out urban re

newal programs shall be vested in the local public agency.^ 

The LPA may be organized either as a branch of the local 

municipal government or as a separate body. Most cities 

have chosen to organize thera separately in order to circum

vent limitations on municipal indebtedness imposed by state 

governments. 

The LPA has complete responsibility for administering 

the urban renewal program, subject to standards set by fed

eral agencies. Several federal requirements must be met by 

the LPA before an urban renewal project may be initiated. 

A plan must be submitted to the Urban Renewal Administration 

showing that existing and anticipated housing will be ade

quate to rehouse those families displaced from the urban re

newal project area. The LPA must also submit an acceptable 

plan for relocation, and must provide assistance to families, 

individuals, business concerns, and non-profit organizations 

in finding suitable housing. 

7u.S., Statutes at Large. LXIII, Part 1, 413. 

^Ibid., LXXIII, Part 1, 679. 
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In programming the relocation plan, the LPA must se

cure approval of its proposed administrative organization 

for carrying out the relocation process, and it must have 

its time schedule for relocation approved. Families to be 

displaced by a project are notified by the LPA and advised 

of the assistance to which they are entitled. A family re

ferral service is provided to assist these families in se

curing suitable housing. The LPA also sets the local stand

ards for "decent, safe, and sanitary" housing and inspects 

relocation accomodations to determine if they meet these 

standards.9 

For families relocated in public housing, the LPA 

determines the rent/income ratios to measure their ability 

to provide for their own housing and to determine if they 

are eligible for welfare benefits. Provisions must also be 

made for handling specific problem cases such as welfare 

cases, the elderly, and the disabled. 

Relocation payments and relocation adjustment pay

ments are also handled by the LPA, both in verifying fam

ilies for these payments and in the actual disbursement of 

funds. Periodic progress reports on all of these activ

ities must be submitted to the Urban Renewal Administration. 

Before relocation begins, a personal interview ia 

9Housing and Home Finance Agency, Relocation from 
Urban Renewal Pro1ect Areas (Washington: U.S. Government 
Printing Office, 1961), pp. 2-4. 
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held with each family to be displaced to explain the serv

ices available to them and to evaluate family needs in terms 

of size, income, place of employment, special problems, and 

preferences. 

The availability of relocation accomodations is de

termined by the LPA in working with local real estate brokers, 

real estate boards, owners and operators of housing facili

ties, and any other pertinent source of information. Lists 

of current vacancies are compiled and maintained by the re

ferral service, and families are referred to appropriate 

dwellings and assisted in obtaining them.^^ Families eli

gible for federally-aided low-rent housing are given pre

ference for admission to those projects.^^ 

In some cases the LPA may arrange for temporary re

housing while suitable accomodations are being sought. 

Temporary rehousing is not required to meet the same stand

ards as permanent relocation facilities, But generally 

must not be less desirable than the building vacated and 

must be "safe and habitable." Relocation of the displaced 

family in temporary housing does not release the LPA from 

further obligations, however, it must still see that the 

family is permanently relocated in standard housing.^2 

lOlbid., pp. 4-5. 

^^U.S., Statutes at Large. L, Part 1, S&&. 

12 
HHFA, Relocation from Urban Renewal Pro.iect Areas, 

OP. cit.. p. 6. 
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The codes and regulations thus far described are the 

major components of the urban renewal program. It is not 

static, but is an ever-changing operation. Administrative 

details are changed frequently by the Urban Renewal Admin

istration. The LPA is informed of these changes in a weekly 

newsletter. 

This has been a brief summary of the operation of ur

ban renewal programs under federal regulations. State ena

bling legislations and the evolution of urban renewal in 

Texas will be considered next. 



CHAPTER II 

TEXAS ENABLING LEGISLATION 

Necessary Powers of the State 

Although urban renewal as we know it today was made 

possible by federal legislation, provisions must also be 

made by the states and the cities. States must grant their 

cities the power to carry out urban renewal programs, and 

the cities themselves must pass appropriate ordinances. 

Three fundamental municipal powers are necessary for 

the execution of an urban renewal program: the police power, 

the contractual power, and the power of eminent domain. 

Cities have the power to protect the health, safety, and 

general welfare of their citizens through the police power. 

This power can be utilized by enacting codes and ordinances 

to insure a decent standard of housing. The issuance of 

building permits and the inspection of projects under con

struction by municipal authorities to enforce compliance 

with local building regulations are examples of this power. 

Existing structures that fall below the minimum standards 

may be condemned and removed. 

Texas municipalities had previously had the power to 

contract with the federal government for certain purposes. 

16 
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This power is necessary in urban renewal programs as a con

tract betv/een the city and the federal government must be 

signed before the city is eligible for federal financial aid. 

The contractual power was specifically guaranteed to Texas 

cities for the purpose of urban renewal by the passage of the 

Texas Urban Renewal Law.-̂  

The power of eminent domain is also tied closely to 

urban renewal. Texas cities have long had the power to con

demn and acquire property for public purposes such as roads, 

schools, and other public facilities.^ Prior to the passage 

of the Texas Urban Renewal Law, however, it was held by the 

courts that cities lacked the power to dispose of land, 

either through sale or lease, to private interests.3 Addi

tional enabling legislation was necessary to allow cities 

to dispose of acquired property in a manner which would facil

itate urban renewal programs. 

In 1940 the Supreme Court of Texas held that the acqui

sition of private property under the right of eminent domain 

for a low cost housing project constituted a public use and 

Vernon's Annotated Revised Civil Statutes of the 
State of Texas. Vol. 2a. Art. 1269L-3. Chapter 21. Sec. 9(g), 
Urban Renewal Law (Kansas City, 1958), pp. 94-110. 

%bid.. Vol. 9a, Art. 3264, Sec. 1-11, pp. 125-126. 

^McCord V. Housing Authority of City of Dallas. 234 
S.W. 2d, 108 (Texas Civil Appeals, 1950). 
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was constitutional.^ However, in 1950 the Dallas Court of 

Civil Appeals held that there was no statute which provided 

for the sale or lease of property acquired by eminent domain 

to private developers. An attempt to invoke eminent domain 

in urban renewal projects under the Texas Housing Authorities 

Law prior to the passage of the Texas Urban Renewal Law was 

declared unconstitutional.^ 

The difference between these two cases was the even

tual use of the property acquired. In the Higginbotham case 

it was decided that the low-cost housing project constituted 

a public use, while acquisition of property in the McCord 

case did not constitute public use under the existing 

statutes. 

The Texas Urban Renewal Law 

The inadequacies of the existing statutes were re

solved with the passage of House Bill 70, the Texas Urban 

Renewal Law, on May 29, 1957.^ This law is similar to the 

basic federal statute in its declaration of purpose and 

definitions, but the similarity ends there. Most of the 

Texas statute deals with the methods of creating and organ

izing a local urban renewal agency and with its powers under 

^Housing Authority of the City of Dallas v. Higgin
botham. U 3 ^.W. ^d. 7^ 135 Texas Ih^ (l9i>6). 

^McCord. loc. cit. 

^Effective August 22, 1957. 
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state law. 

Section 5 states that an election must be held to allow 

the city council to adopt a resolution declaring that slum 

and blighted areas exist in the city. Such an election may 

be called by a petition signed by at least 5% of the quali

fied voters who reside in the city, and own taxable property 

therein, or the election may be called by the city council. 

If the resolution is passed by a majority of the voters par

ticipating in the election, the city thereby acquires the 

right to exercise urban renewal powers under this act. 

If the resolution is passed, a workable urban renewal 

plan may be submitted to the city council, designating the 

urban renewal areas in the city and describing the general 

plan for the operation of the urban renewal program. A 

public hearing must be held according to Section 7, and if 

the plan meets the requirements set forth in the law, it may 

be adopted by the city council. In order to approve the 

plan, the city council must find that:7 

(1) a feasible method exists for the relocation 
of families or individuals who will be dis
placed from the urban renewal area in decent, 
safe, and sanitary dwelling accomodations 
within their means and without undue hardship 
to such families and individuals; 

(2) the urban renewal plan conforms to the general 
plan of the city as a whole; 

(3) the urban renewal plan will afford maximum 

'̂ Vernon's Texas Statutes, op. cit.. Sec. 7(d) 
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opportunity, consistent with the sound needs 
of the city as a whole, for the rehabilitation 
or redevelopment of the urban renewal area by 
private enterprise. 

The urban renewal program oiay be undertaken by exist

ing city departments, or by a separate urban renewal agency. 

Because of the debt limitations on Texas cities, most pro

grams are carried out by a separate agency. Section 13(d) 

reads in part:^ 

. . . . such city in addition to any authority to 
issue bonds pursuant to Section 15 hereof, issue 
and sell its general obligation bonds. Any bonds 
issued by a city pursuant to this section shall be 
issued in the manner and within the limitations 
prescribed by the laws of the State for the issu
ance and authorization of bonds by such city for 
public purposes generally. 

Bonds may be issued by an urban renewal agency 

(created separately from the city) under Section 15(d) in 

the following manner:^ 

An urban renewal agency created by Section 16 
hereof, shall in addition to all other powers 
which may be vested in it, have power to issue 
bonds . . . . Bonds issued under this Section 
of this act shall not constitute an indebted
ness of the State of Texas or any county or 
political subdivision of such state other than 
the issuing urban renewal agency. 

From these two sections of the Texas Urban Renewal 

Law it is evident that a separate urban renewal agency out

side the city has greater financial discretion than an urban 

^Ibid., Section 13(d). 

"̂ Ibid.. Section 15(d). 
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renewal organization created within existing city depart

ments. Political implications of municipal indebtedness 

likewise often make it expedient to organize a separate agen

cy in order to attract voters who would otherwise be unfavor

able because of the size of the city debt. The separate 

urban renewal agency also escapes the constitutional require

ment that municipalities must establish a sinking fund for 

the retirement of debts.-̂ ^ 

A board of commissioners of the urban renewal agency 

is appointed by the mayor, with the advice and consent of the 

city council, under Section l6(b). This board must consist 

of between five and nine members, all appointed for two-year 

terms. The commissioners select their own chairman from 

among themselves. The chairman and vice-chairman serve one-

year terms. 

Section 16(c) states that an urban renewal agency may 

employ "an executive director, technical experts, and such 

other agents and employees . . . . as it may require." 

Organization of a particular urban renewal agency will be 

discussed shortly. 

Texas Test Case 

A test case for urban renewal in Texas to uphold the 

validity of the Texas Urban Renewal Law was desired before 

^^Constitution of the State of Texas. Art. Ill, Sec. 
52, and Art. XI, Sec. 5. 
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federal funds were obtained. Suit was filed on behalf of 

R. B. Davis in the 99th District Court in Lubbock on July 12, 

1958. Davis attacked the constitutionality of the Texas 

Urban Renewal Law and sought an injunction against further 

expenditures on the project. He also sought to prevent emi

nent domain proceedings against his property by the Urban 

Renewal Agency. The plaintiff's petition contended that: 

the Urban Renewal Law was an unlawful expenditure of public 

funds, the legislature had no authority to declare slum clear

ance to be a public purpose, no constitutional sanction ex

isted for the Urban Renewal Law, and that it authorized the 

acquisition of property which were not slums for the later 

resale to private interests.^^ 

On October 17, 1958, this court found the Texas Urban 

Renewal Law not to be unconstitutional except for Section 

17, which provided for judicial review of administrative 

determinations and violated the separation of power clause 

of the Constitution, 

The decision was appealed directly to the Supreme 

Court of Texas on the grounds that the trial court had erred 

in holding specific parts of the law to be constitutional 

^^Case Number 311^4, 99th District Court of Lubbock 
County, R. B. Davis v. City of Lubbock and Urban Renewal 
Agency of the City of Lubbock. 

^%bid.. Plaintiff's Original Petition. 
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and in holding Section 17 to be unconstitutional.^^ On July 

15, 1959 the Supreme Court overruled the appeal and affirmed 

the judgment of the District Court.^^ By upholding the 

District Court's decision, the Texas Supreme Court made it 

possible to begin federally-aided urban renewal activities 

in Texas. 

^^Brief of Appellants, R. B. Davis v. City of Lubbock 
and Urban Renewal Agency of the City of Lubbock. No. A-7072, 
Supreme Court of Texas. 

^^R. B. Davis v. City of Lubbock and Urban Renewal 
Agency of the City of Lubbock. No. A-7072, Supreme Court 
of Texas. 



CHAPTER III 

DEVELOPMEOT OF THE URBAN RENEV/AL 

PROGRAM IN LUBBOCK 

The Housing Authority of the City of Lubbock 

Low-rent public housing first came to Lubbock in 1941 

with the creation of the Housing Authority of the City of 

Lubbock. One hundred-thirty rental units were built for the 

purpose of providing decent, safe, and sanitary housing for 

low-income families. This project, commonly known as Hub 

Homes, has been primarily occupied by Latin-American families, 

with only a few Caucasian and no Negro occupants.^ 

In 1950 an election was held to determine if the 

citizens of Lubbock wanted additional public housing within 

the city. The proposal was defeated by a slim margin. No 

other serious efforts for additional public housing were 

made until the establishment of the urban renewal program.^ 

The Southeast Lubbock Development Corporation 

The Lubbock Real Estate Board proposed in 1952 that a 

•̂ Interview with Mr. A. P. Couch, Secretary of the 
Southeast Lubbock Development Corporation, April 19, 1966. 

^Files of the Secretary of the City of Lubbock. 
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parcel of city-owned land near the Negro section of the city 

be developed into a housing project and sold to Negro citi

zens. In December Ordinance No. 1273 was passed creating 

the Southeast Lubbock Developrient Corporation which was to 

divide one hundred acres of land in southeast Lubbock into 

residential lots for sale to the residents of that area. 

The board of directors of the new corporation consisted of 

twelve men appointed by the City Council, of whom three were 

Negroes. The charter for the corporation was approved by 

the Secretary of State in May of 1953 and lots went on sale 

the next month.^ 

This new area, called Ilanhattan Heights, was slow in 

developing, however. Prices of the new lots ranged from 

$1,100 to $3,000 and mortgage credit for people wishing to 

purchase in this area was not easily obtained. In the old 

"Queen City" area, the shacks that were being vacated were 

quickly reoccupied by new tenants. These problems per

sisted until the coming of urban renewal, and have not yet 

been completely solved.^ 

The absence of proper building codes, or their non-

enforcement, and the lack of planning and zoning adrr.inis-

tration seem to have been the major causes of the blighted 

areas and slum conditions that existed in the city. Also 

^A. P. Couch, OP. cit. 

^Ibid. 
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important was the failure to annex areas adjoining the city. 

The hard-core Negro slum section, Queen City, grew up outside 

the city limits. 

The Planning and Zoning Commission and the City Commis

sion expressed concern over the growing slum areas, both in

side the city and on its fringes, in 1955. These areas were 

not only detrimental to the public health, safety, and mor

als; they were also a definite financial burden as they did 

not pay their share of city expenses.^ In 1956 it was rec

ommended that several fringe areas be annexed. This propos

al was carried out and further construction of substandard 

dwellings was stopped, but it did little to improve the con

dition of previously-built structures. 

The Guadalupe Project 

Lubbock's first ill-fated urban renewal project, the 

Guadalupe Project, came as the result of an investigation 

by the City Planning Department in 1956 on the feasibility 

of inaugurating a federally-aided urban renewal program,^ 

Located north of the industrial district north of Fourth 

Street and south of Yellowhouse Canyon, this section was 

populated largely by Latin-Americans and was not the worst 

^Minutes of the City Planning & Zoning Commission, 
November 10, 1955 (in the files of the City Secretary). 

^Notes on the Guadalupe Project (in the files of the 
Urban Renewal Agency of the City of Lubbock). 
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of the slum districts in the city. After the area was de

clared to be a slum area by the City Council and a planning 

grant was authorized for the area by the Housing and Home 

finance agency, a poll was taken among the Latin-American 

residents. The City Commission had first proposed that the 

Guadalupe Project Area be cleared and converted into an 

industrial site, which v/ould have meant relocating all the 

families in that area. The residents were overwhelmingly 

against relocation. The Guadalupe Project, designated Texas 

R-4, was finally dropped when the City Council decided that 

their urban renewal program should begin in the hard-core 

slums of the city.7 The federal government had also refused 

to grant new contracts for the Coronado and Yellowhouse Proj

ects until the Guadalupe Project was cancelled. 

Creation of the Urban Renewal Agency 
of the City of Lubbock 

Urban renewal activities had been administered through 

a department of the city during the preliminary planning 

work conducted on the Guadalupe Project. In accordance with 

the requirements of the 1957 Texas Urban Renewal Law, a 

public hearing was held in October of 1957 to determine 

whether or not an election should be held for the adoption 

^Letter from Regional Director, Urban Renewal, to 
City Manap̂ er H. P. Clifton, November 26, 1957 (In the files 
of the Urban Renewal Agency of the City of Lubbock). 
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of an urban renewal program. No objections were raised at 

the hearing, and an election, held the next month, favored 

the proposal by a vote of l,l8l to l60.^ 

Because of the reasons previously mentioned, the City 

Council elected to exercise the urban renewal powers through 

an Urban Renewal Agency of the City of Lubbock rather than 

through existing city departments. The LPA was organized on 

December 5, 1957. At the same meeting, resolutions were 

passed by the board authorizing the filing of applications 

with the federal government for planning and surveying 

advance loans in the proposed urban renewal areas. Notice 

was also given that resolutions would be considered for 

plans for the Coronado and Yellowhouse Urban Renewal Areas.^ 

The Coronado and Yellowhouse Projects 

Federal funds were made available for planning the 

new projects in December, 1957. Although the Coronado Proj

ect was completely surrounded by the Yello^ouse Project, 

two separate projects were necessarj'' because of a ruling of 

the Regional Director in November.^^ The Coronado Project 

^Urban Renewal Legislation (in the files of the Urban 
Renewal Agency of the City of Lubbock). 

^Minutes of a Special Organizational Meeting of the 
Urban Renewal Agency of the City of Lubbock, December 5, 1957 
(in the files of the Urban Renewal Agency of the City of 
Lubbock). 

10 Letter frorr. Regional Director, loc. cit. 
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was the smaller of the two and was to be a sort of pilot 

project. The two projects have since been combined and des

ignated as Texas R-33. 

The Coronado area originally consisted of approximately 

thirty-five acres in the city's worst slum. Queen City, at 

the apex of Railroad Avenue and South East Drive. In March, 

1958 the LPA was authorized by the Board of Commissioners 

to submit a proposed Urban Renewal Plan for the Coronado 

Urban Renewal Project area to the City Council. Public no

tice was given and a hearing on May 8 gave approval to the 

plan which took effect immediately.-̂ -̂  Planning continued 

for the Yellowhouse Project until I960 when it was merged 

with the Coronado Project, The combined project was there

after designated as the Coronado Urban Renewal Project, 

Texas R-33. 

The original plans called for completion of the proj

ects in ten years, as the designated areas affected 5,741 

persons and 1,319 dwelling units. Obviously, relocation 

of these persons would require a great deal of planning. 

Surveys were conducted in both areas to determine the family 

name, size, income, ages, status of present housing, amount 

of rent paid, and other pertinent information. 

Such information v\ras used to develop formulas to 

^^Coronado Loan and Grant Contract, May 26, 1958 (in 
the files of the Urban Renewal Agency of the City of Lubbock). 
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deterOiine housing resources and maxir̂ uri housing expense for 

those families to be relocated. The following formula was 

used to calculate the maximum housing expense:^2 

(1) A two person farsily can afford I/3 of its 
income for rental expense. 

(2) Three, four, five, and six person families 
can afford I/4 of their incorre for rental 
expense, 

(3) Larger size families can afford I/5 of 
their income for rental expense, 

(4) Present rent expended by all size families 
is taken to be the housing expense a family 
can pay if it is greater than the amcont 
given in the formula. 

The size of the family and its income were the deter

mining factors in deciding rent expense. However, if the 

family was paying a present rent larger than that calculated 

by the formula, it is assû iied that it is able to continue 

the larger expense, A formula was also devised for deter

mining the size of dwellings which various size families 

would require, shown in the Table l.-̂ ^ 

Besides collecting statistical data on each family, 

the LPA surveyed each structure in the urban renewal areas. 

All structures were placed in one of five classes according 

to the City Housing Standards Code: structures in a satis-

factorv condition, structures acceptable but needing im-

^^An estimate of housing resources to be displaced by 
the execution of the Yellowhouse project (in the files of 
the Urban Renewal Agency of the City of Lubbock). 

^3ibid, 
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TABLE 1 

RELATION OF FAMLY SlZIi TO SIZE 

OF DV.̂ LLING REQUIRED 

Number of persons in family 

2 

3 

4 

5 

6 

7 

8 

9 or more 

Number of bedroofis required 

1 

2 

2 

3 

3 

3 

4 

provements, structures needing much improvement, and two 

classes of structures beyond the point of feasible economic 

rehabilitation. 

Structures beyond repair or in the v/ay of proposed 

improvements were to be acquired and removed by the agency. 

If they could be rehabilitated for less than their value, 

they could be moved to a new location; otherwise they must 

be destroyed or salvaged,-^^ 

Of approximately 1,800 families living in the urban 

renewal project areas, it was estiiTated that about 1300 of 

l^Project Eligibility and Relocation Report, Appendix 
A, p. 1^ (in the files of the Urban Renewal Agency of the 
City of Lubbock), 
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them would have to be relocated. This figure was later re

duced to about 950. The LPA made some prelininary predic

tions on relocation that proved to be over-optimistic. The 

agency had calculated that about 800 of the 1,300 families 

to be displaced had adequate income or equity in their pres

ent homes to purchase new homes,^^ The agency had also pre

dicted that most new purchases would be in I'anhattan Heights, 

the new housing addition begun by the Southeast Lubbock 

Developrent Corporation in 1953. It was also believed that 

only about 113 families would need rental subsidies, A 

quarterly report in December, 1965 showed that only 253 of 

the displaced families had elected to purchase new homes, 

and seven of those were substandard. Of those 228 families 

who had relocated in standard rental housing, 95^ were re

ceiving some form of rent subsidy. At that time, about 904 

families had been displaced.^^ 

In June, 1958, 785 units of federal relocation housing 

loaris were authorized for Lubbock in connection with the two 

urban renev/al areas. These loans, under Section 221, were 

designed "to supplement other FHA insurance provisions in 

order to assist in relocating families displaced by local 

programs of urban renev;al, code enforcement, closure of 

15 Ibid., p. 2, 

^^Interview with *'r. Ray wheatley. Relocation Counselor, 
Urban Renewal Agency of the City of Lubbock, farch 25, 1966. 
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public temporary housing, and public works."^7 

To qualify for these loans, a person is required to 

certify that he (or she) is the head of a family or house

hold and that he lives inside a projlect area. Income and 

credit requirem.ents must also be met, and final approval 

comes from the Federal Housing Administration. Most resi

dents of the two project areas found it difficult to qualify 

for Section 221 loans because of the income and credit re

quirements. 

The process of relocation began in 1959 when the 

Coronado Project area was cleared for future industrial 

use. Therefore, the rehabilitation of existing structures 

was not allowed. Adequate relocation facilities were not 

available and complications soon arose. Overcrowding in 

existing structures increased in other slum areas. Negro 

families began moving into previously Latin-American and 

Caucasian neir^hborhoods, and new slum areas developed both 

within the citv and outside the city limits. 

The problem was also one of economics. The average 

family consisted of 4.5 persons, had a monthly income of 

$220.00 and needed an average monthly welfare supplement of 

$124.00.^'^ Many of the residents of the Coronado Project 

17u.S., Statutes at Large, LXXIII, Part 1, 679. 

l^Case Work .̂ heet, August 31, 1963 (in the files of 
the Urban Renewal Arency Relocation Office). 
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area lacked a means of transportation, and most of the new 

hcusin?; additions were not conveniently located to their 

places of employment or shopping* facilities. The process 

of relocation is closely related to the economic structure 

of the l̂egro cox unity, and success in relocation would re

quire fuch nore than adequate relocation facilities. 



CHAPTER IV 

RELOCATION IN CORONADO 

Lubbock's Workable Plan 

Lubbock's workable plan was approved by the Regional 

Director of Urban Renewal with the understanding that ade

quate relocation facilities would be available for the 

persons displaced from the Coronado Project area. Letters 

were presented from thirteen building contractors stating 

that they would be able to provide adequate accomodations. 

The plan stated that "sufficient housing within the eco

nomic means of all relocation families will become avail

able as such housing is needed. Some 200 units of Section 

221 non-profit rental housing are now pledged to the agency 

by a local builder along with over 300 units which will 

probably be conventionally financed."^ 

The 200 units of Section 221 housing were to be con

structed by L. T. Foster and were to be called Green-Fair 

Kanor. The plan indicated that this project would be com

pleted by June, 1962, in time to relocate most of the fam-

^Final Project Report, Part I, Coronado Urban Renewal 
Project, Texas R-33, Revised, 1959 (in the files of the 
Urban Renewal Agency of the City of Lubbock). 
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Hies displaced from the initial acquisitions. Complica

tions soon arose, however. The contractor was accused of 

using substandard materials and trying to unnecessarily cut 

expenses, FHA investigated and refused to grant the Section 

221 loans until another contractor was found. The Southeast 

Lubbock Development Corporation undertook construction of 

the project, but the original contractor filed a suit which 

held up construction for about three years.^ The District 

Court decided for the City, but the contractor has appealed 

to the Circuit Court of Appeals at Amarillo. Green-Fair 

Manor was not completed until 1965. 

Meanwhile, displaced families were forced to seek 

other accomodations. The lack of adequate facilities forced 

the LPA to become deeply involved in property management. 

When possible, families were allowed to stay in dwellings 

acquired by the agency and they were relocated as space be

came available. During this time they paid rent to the LPA. 

As many as 129 families were found in this situation during 

the relocation process, and several families still remain 

on the project site under LPA management.^ 

^L. T. Foster v. City of Lubbock. 72nd District Court, 
No. 45,750, May, 1966, 

^Relocation Progress Reports, June 30, I960 to March 
31, 1966 (in the files of the Relocation Office). 
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Problems in Relocation 

Other families were not so lucky. A large section of 

Coronado had to be cleared for industrial use and no reha

bilitation was allowed. Those who could not meet mortgage 

credit requirements or who did not have sufficient assets 

to purchase a new home were forced to move into other sub

standard dwellings. 

The relocation of a large number of families, espe

cially a racially-segregated minority group, leads to com

plications even though the most painstaking plans have been 

prepared. Lubbock offered little to its Negro citizens in 

the form of relocation facilities, either temporary or per

manent. Lots were already for sale in the Rix, Sunlawn, 

Buenas Casas, and Manhattan Heights Additions, but for most 

families the cost was prohibitive. The average householder 

in the Coronado Project area was about fifty years of age 

and had an income of slightly over $200.00 per month. Even 

if he could qualify for mortgage credit, he often did not 

feel that he should undertake a new twenty or thirty year 

obligation to purchase a home in one of the new additions. 

He had to move to a dwelling that was within his financial 

capacity. 

The federal urban renewal program has often been re

ferred to as the "Negro Removal Program."^ This was espe-

^Martin Anderson. The Federal Bulldozer (Cambridge: 
The M.I.T. Press, 1962), p. 8. 
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cially true in the case of the oriprinal Coronado Project. 

Since no rehabilitation was to be allowed in the site to be 

cleared for Industrial use, all families had to be relocated, 

and all families were Negro. Rehabilitation was allowed in 

the largest part of the original Yellowhouse Project, but 

this section was also conpletely Negro. 

^le\! Additions. Transition Areas, and Sluntb 

The following plate shows a map of the City of Lub

bock and adjacent territory with the urban renewal areas 

and eight other distinct transition areas that were affected 

by the relocation process. Before relocation began, the 

area bounded by Fourth Street, Nineteenth Street, Avenue A, 

and Avenue H (Area B), was Latin-American and Caucasian in 

composition. Some of the first families displaced from the 

urban renewal area were able to acquire property in the 

southeast corner of this section. Caucasian families saw 

the threat of this becoming a predominantly Negro neighbor

hood and began to offer their property for sale to pur

chasers of any race. As these families moved out, incoming 

Negro buyers continued to infiltrate the area. The southern 

half of this section is now alû ost completely Legro, and the 

northern half consists of about an equal proportion of Negro 

and Latin-American residents. 

J.ost of the dwellinj-s in Area B were substandard to 
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begin with, but conditions worsened there after the over

crowding caused by the incoming Negro families. This area 

offered two important attractions to the former residents 

of the Coronado area: it was conveniently located and the 

price of property was extremely low. Rent was also low at 

first, but as relocation continued and more families were 

forced to seek new accomodations, the cost of rent more than 

doubled in some cases. In one set of apartments in the 

southeastern edge of this section, rent was raised from 

eight to twenty dollars per week in less than a year. 

Several new private apartment buildings have been 

constructed in Area B, but the cost is prohibitive for most 

families from the Coronado area. Building codes have not 

been rigidly enforced in this section, and overcrowding and 

the lack of proper upkeep has led to a rapid deterioration 

of the largest part of the dwellings here. 

Manhattan Heights, Area C, has grown tremendously 

since the advent of urban renewal. High construction costs 

and the price of lots keep most dislocated families from 

locating there, however. There are also several spots of 

overcrowding within this area now, and the deterioration of 

dwellings is evident in no few cases. The lack of proper 

zoning in Manhattan Heights has also led to the construction 

of $50,000.00 brick homes next door to small two-bedroom 

frame houses. This area has previously been the best of the 



41 

Negro sections, but if overcrowding continues, the situation 

is sure to change. 

Buenas Casas Addition, Area D, is the newest and best-

kept of the Negro neighborhoods. New buildings are present

ly under construction and no signs of overcrowding or dete

rioration are noticeable. Here again, however, high costs 

place this area off-limits to most families from the Coro

nado Project area. Residents of the surrounding areas often 

refer to this area as the "Thunderbird Addition." 

Area E is another transition area that was formerly 

inhabited solely by Latin-American and Caucasian residents. 

The Latin-American element was contained in the southwest 

corner, and the section between Fourth Street and the inter

section of Parkway Drive and Nineteenth Street was almost 

completely Caucasian. Displaced Negro families followed the 

same pattern here as they did in Area B. They purchased 

homes on the southern fringe of the area in the former Latin-

American section. As they began spreading toward the North, 

Caucasian residents again feared the coming of an all-Negro 

neighborhood and a corresponding decline in property values, 

so they began moving out and putting up their homes for sale 

to any purchaser, regardless of race. 

The movement of the Negro population northward was 

temporarily halted at Fourth Street, with one exception. 

A real estate dealer sold a home in Cherry Point, adjacent 

to Area E, to a Negro family. There had been an informal 
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agreement among the real estate dealers that no property in 

this all-white neighborhood would be sold to Negroes. Pres

sure was exerted upon the dealer in the form of a proposed 

boycott, and he was forced into offering the Negro family a 

substantial bonus in return for cancelling their contract 

to purchase the dwelling. Since then, the racial barrier 

has been softened in this area, as in others, under the 

Housing Act of 1964,^ and about a dozen Negro families have 

moved into Cherry Point. 

Wheatley Addition, Area J, is located just north of 

the Slaton Highway between Thirty-fourth Street and Fiftieth 

Street, f-̂ ny families displaced from the urban renewal 

areas moved into this section and overcrowding resulted. 

Previously designated as a blighted area, the Wheatley Addi

tion is now a full-fledged slum. 

Four distinct new slum areas have been developing out

side the city limits. These areas pose a special problem 

to Urban Renewal authorities. Under existing legislation, 

the City of Lubbock cannot annex the areas in order to en

force building codes without first holding an election in 

the areas to be annexed.^ As these families moved out of 

^U.S., Statutes at Large. LXXVIII, Part 1, 679. 

^^Vernon's Annotated Texas Statutes. Art. 974 and Art. 
1175, subsection 2, and City of Lubbock Charter. Charter I, 
Art. I, Sec. 3. 
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the city limits to escape enforcement of the building codes 

in the quest for cheap rent, it is very unlikely that any of 

these areas will favor annexation. The county is also power

less, under existing law, to improve the blighted and slum 

conditions in these new areas. The only answer seems to be 

further legislation by the State. 

Slums have developed in the commercial district on 

either side of the Idalou Road, northeast of Lubbock's 

boundaries (Area F). Although the influx of displaced fam

ilies into this area has been rather light and population 

density is not yet a critical factor, the new dwellings are 

definitely substandard and this area represents a dangerous 

potential. 

The worst of the new slums outside the City's juris

diction can be traced to the urban renewal program, although 

only five of its families were former occupants of dwellings 

acquired by the LPA in the urban renewal area. The "Hog 

Pens," Area G, is located about two miles northeast of the 

city limits, A Negro minister, a former resident of the 

Coronado Project area, had maintained a church at this 

location for several years. When his home was acquired 

(through eminent domain and condemnation proceedings), he 

built a shack near his church and moved in. The minister's 

three brothers and one sister and their families, who also 

lived in the Coronado Project area, soon followed. Gradu-
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ally members of the church's congregation began moving to 

the new location. As the population increased, several 

Negro business concerns moved both their homes and their 

business to the new area. Eventually, criminal elements 

in the city saw the potential of the "Hog Pens." Racketeers 

and vice bosses could operate much more effectively in an 

area not subject to the scrutiny of the Lubbock Police 

Department. Prostitution, narcotics, gambling, and illegal 

sales of liquor now seem to be the principle mainstay of 

the community's economic structure. 

Edward Deo, a Negro real estate dealer and insurance 

agent, was contacted by the original developer of the "Hog 

Pens" to act as his agent in selling the land. Mr* Deo 

declined, however, as he felt that the rate the owner was 

asking was too high. The land was sold in quarter-acre lots 

for $1,000 each, while adjacent land had an honest market 

value of about $400 per acre. Mr, Deo also feared that the 

absence of zoning and building standards would lead to the 

creation of a new slum area.'̂  His fears proved to be well-

founded. 

Very few of the buildings in the "Hog Pens" have per

manent foundations. Kost of them are shacks that have been 

moved in from other slum areas. Contrary to popular belief. 

^Interview with Mr. Edward B. Deo, East Ridge Realty 
Company, June 7, 1966. 
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however, none of the buildings came from the project areas. 

The community received its name from its location: the edge 

of a farm whose owner's main occupation was the raising of 

hogs. The hog pens still exist on the southwest edge and 

through the center of the community. Needless to say, 

sanitation is a problem. The city provides no services to 

this area, and each householder must provide his own water 

supply. Many homes are without electricity and have no 

water well, so kerosene lamps are used and water is hauled 

from the city or piped in from a nearby farm (also owned 

by the same developer. 

Families in this community must dispose of their own 

garbage, or at least they should do so. Accumulations of 

rubbish, debris, and garbage are scattered throughout the 

area. One long-time resident of Lubbock who is connected 

with the ruban renewal program said, **The Hog Pens area is 

much worse than the old Queen City section ever was."" Yet 

nothing can be done to alleviate these conditions until the 

State sees fit to either increase the powers of the county, 

or allow the area to be annexed without a voter referendum. 

Other slums are growing in Carlisle, a small town 

west of Lubbock (Area H). Many of these dwellings were 

also moved out of the old "flats" area (Area B), which is 

^Interview with Edwin Scott, Relocation Advisor, 
Urban Renewal Agency of the City of Lubbock, March 23, 1966. 
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not in the Coronado Project area. The down payment is usu

ally the cost of transporting the building from Lubbock to 

the new site. Since most of these buildings were originally 

scheduled for demolition in order to make room for private 

construction in the "flats," the developers are satisfied to 

make even a small profit from their sale. Carlisle once 

attracted many Lubbock residents into building new homes 

there, but the new slums have apparently ended further con

struction of standard dwellings. In fact, many of the 

recently-built homes are now vacant. 

A similar condition exists on the edge of Yellowhouse 

Canyon, southeast of Lubbock (Area I), but limited space 

has kept this area from spreading to the same degree as the 

others. Both Areas H and I are overcrowded and deteriorat

ing, and would be classified as slums. 

This has been the general direction of the exodus of 

Negro families from the older sections of the city. It 

should be kept in mind that the majority of these far ilies 

have not moved from the project areas, even though the im

petus to move may have been the clearing of the Coronado 

Project area. Urban renewal has been wrongly accused of 

being the sole cause of the growth of the new slums. Inad

equate public relations concerning the program, lax enforce

ment of the building code, and public apathy are also to 

blame. Assistance is offered to each family displaced, but 

it is often not accepted. 
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The Criteria for Standard Housing 

The Housing and Home Finance Agency has reported in a 

nationwide survey that 94 percent of families displaced from 

urban renewal areas were relocated in standard housing.9 

An analysis of the Relocation Progress Reports for the 

Coronado Urban Renewal Project from I96O to I966 reveals 

quite a different situation.^^ The last quarterly report, 

issued March 31, I966, shows that only 64^ of the dislo

cated families were known to have been rehoused in standard 

housing. The same report shows that only 7/̂  were definitely 

known to have relocated into substandard housing. Ihe re

maining 29^ had either disappeared, relocated out of the 

city, been evicted, or retrained on the project site. 

Sore of the local officials think that the 64^ figure 

for relocation into standard housing is too low. Other 

officials suggest that it is too high. Part of the problem 

lies in the classification of relocation accomodations. 

According to the LPA's relocation plan, the following 

criteria are to be used in judging whether a dwelling is 

standard or substandard :-'--̂  

^Housing and Home Finance Agency, The Housing of 
Relocated Families (Washington: U.S. Government Printing 
Office, 1965), p. 1. 

^^Relocation Progress Reports, loc. cit. 

l^Final Project Report, loc. cit. 
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(7 

(8 

(9 
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(14 

Each dwelling shall be equipped with a bath 
or shower in good working condition and con
nected to a water and sewage system. 

Each dwelling shall be equipped with a 
toilet and wash basin in good working con
dition and connected to a water and sewage 
system. 

Each dwelling shall be equipped with a 
kitchen sink in good working condition 
and connected to a water and sewage system. 

Each dwelling shall be equipped with water 
heating facilities. 

Each dwelling shall be equipped with safe 
wiring for electrical and lighting systems. 

Each dwelling shall be equipped with a gas 
outlet if no other heating facility is 
provided. 

Each dwelling shall be equipped with a 
garbage storage container or disposal facil
ities. 

Each dwelling shall be equipped with an oven 
and at least two other burners. 

Each dwelling shall be equipped with rubbish 
storap:e facilities. 

Each dwelling shall have at least one window 
and adequate ventilation system. 

Each dwelling shall be free of accumulations 
of filth, refuse, and debris. 

Each dwelling shall be structurally sound 
and in good repair. 

Each dwelling shall have at least two doors. 

Each dwelling shall have a ceiling height 
of at least 7 feet over at least one-half 
of the floor space. 

(15) Each dwelling shall contain at least 250 
square feet of floor space. 
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(16) Each dwelling shall contain at least 70 
square feet of bedroom floor space for the 
first occupant, 30 square feet for the second 
occupant, and 20 square feet for each addi
tional occupant. 

The major points of controversy seem to concern items 

11 and 12, Some of the relocation dwellings that were 

judged by the LPA to be structurally sound, in good repair, 

and free of accumulations of filth, refuse, and debris were 

disallowed by the Regional Director of Urban Renewal upon 

their inspection.^^ 

Relocation Prop:ress Examined 

Just because only 1 /o of the dislocated families are 

known to have relocated in substandard housing, it cannot 

be assumed that the other 93/̂  have relocated in standard 

housing. Of the I83 families who have either disappeared 

or have been evicted, it is probable that a good proportion 

of them did not move into standard dwellings. Ihe figure 

of 58 families who have relocated out of the city could also 

be misleading. It must be remembered that there are at 

least four new slum areas that have grown up just outside 

the city liraits. 

The disappearance of a large number of people (141 

families) is not so strange as it seems. When the LPA 

•^^nterview with Harry Stokely, Jr., Administrator, 
Green-Fair Manor, June 2, 1966. 
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went into property management in I960 because of a shortage 

of relocation facilities, many families were allowed to fall 

behind as much as four or five months in their rent payments. 

A great deal of them suddenly "disappeared" and have not 

responded to public notices by the LPA in the local news

paper. The family is likely to feel that this is a trap 

that the LPA has set in order to collect their past-due 

rent. Other families will respond to the notices, receive 

LPA assistance and move into standard housing, then fall be

hind in their rent again and "disappear" once more.l3 

The accompanying table and graphs show an erratic in

crease and decrease in the number of persons still located 

on the project site. No new families are moving to the site; 

the periodic increases simply indicate that additional ac

quisitions had been made since the previous report. De

creases in the number of persons on the site are generally 

accompanied by a corresponding increase in the percentage 

of families relocated in standard housing. This is especial

ly true during the period from June, 1963 to March, I966. 

It will also be noticed that standard private rental 

housing shows a gradual decline from September, I96I to 

December, I962, when it levelled off and remained fairly 

constant until September, 1965. At the same time standard 

private sales housing increased, indicating, perhaps, that 

l-3lbid. 
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dislocated families were becoming less interested in rent

ing and more interested in buying. Standard private rental 

housing suddenly jumped llĵ  between June and September of 

1965. This sudden change is explained by the opening of 

both the Coronado and Green-Fair I4anor Apartments in June, 

1965. 

The overall picture shows a general increasing trend 

in the percentage of persons relocated in standard housing, 

except for the initial period, when the number of families 

displaced was too small to provide an adequate sample. The 

most sudden change occurred between September and December 

of i960, when the percentage dropped sixteen points. It 

should be noted that the total workload in September was 

only 41 families and that the workload more than doubled by 

December. As a larger number of families was brought into 

the workload and other factors became more constant, the 

percentage showed a constant increase from June, 1962, until 

March, I966. 

The national average for self-relocation in urban re

newal is about 70;^.^^ In the Coronado Project the figure 

could not possibly be over 63/̂ , and this would include all 

of the families listed as lost, relocated out of the city, 

and evicted. Discounting these groups the figure drops to 

iV39J. Only 30;̂  of the dislocated families are definitely 

•̂ ĤHFA, The Housing: of Relocated Families, loc. cit. 
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known to have self-relocated in standard housing, while only 

34^ are definitely known to have found standard housing 

under LPA guidance. No conclusive percentages can be reached 

because of the large number of families for which the sta

tistics have no concrete data—those who have moved from the 

city, who have been evicted, and who are on the tracing 

list. An important point, however, is that no family re

ceiving LPA assistance is relocated in substandard housing, 

while as high as 52^ of the families who have chosen to re

locate themselves may be living in substandard dwellings. 

Acquisition of property is about 905̂  complete, with 

only 46 dwellings left to be acquired. The number of 

families remaining on the site is only 14, so the number 

of families in the total workload will not substantially 

increase before the project is completed. If success in 

the Coronado Project is to approach the national average, 

it seems that progress must be made in locating, families on 

the tracing list. If all of them were found and relocated 

in standard housing, the percentage would be only Sl^%, still 

10^ below the national average. This is due to the large 

number of families who have been evicted, the large number 

for whom tracing has been abandoned, and the large number 

who have moved out of the city. The LPA contemplates no 

further assistance for families in these categories.^5 

15 Ibid., p. 1. 



64 

Graen-Fair Manor and the Coronado Apartments 

Two-thirds of all relocated families throughout the 

nation found neighborhood shopping at least as convenient 

or more convenient than at their previous address. Similar 

statistics are not available for the Coronado Project, but 

sone generalizations can be made. There are no shopping 

centers located in the "-̂ nhattan Heights or Buenas Casas 

Additions, nor in the proximity of the Coronado or Green-

Fair Manor Apartn.ents. Land is available, but no investors 

can be found. Local businessman are wary of pouring money 

into a shopping center located in a Negro district with a 

low averap-e income. Coronado and Green-Fair Manor dre also 

30̂ ^ vacant, and the heads of most households there are women. 

It is doubtful that residents of this area could support a 

shopping center. 

There are presently only two families in Green-Fair 

Manor who are not having their rent subsidized by the City, 

even though rent is reasonably priced. One-bedrooi.: units 

rent for $50.CC; two-bedroom units, <̂ '5.00; three-bedroom 

units, 573.00; and four-bedroom units, $95.00. Some fam

ilies receiving subsidies are paying as low as $11.00 per 

month for their rent. A special problem exists in Green-

Fair, however; since the majority of the households are 

headed by women whose major source of income is welfare 
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benefits.^^ 

The Coronado Apartments built and administered by 

the Masonic Lodge, receives no subsidy from the city. There

fore it has an even more difficult problem in filling vacan

cies. Rent ranges from v7C.00 monthly for one-bedroom units 

to 190.00 monthly for three-bedroom units. Green-Fair r-4anor 

presently has 59 of its 236 units vacant while Coronado has 

73 vacancies in its 200 units. 

Green-Fair Manor, owned by the City of Lubbock through 

the Southeast Lubbock Development Corporation, is approach

ing a crisis in August, 1966. Thus far the city has re

stricted expenditures on this project to the amount of in

come from rent and a few miscellaneous sources. Expenses 

will increase in the summer months due to the need for 

additional outside maintenance. The city must also begin 

making payments on the principle in August, and this will 

increase mortgage payments about ^4,000 per month. A 

special fund of $51,000 was set aside by the City in case 

of an emergency in the Green-Fair Mianor Project, but so far 

the administrator has not been allowed to use any of the 

funds. ̂'̂  

One family moved in May, 1966 from Green-Fair Mianor, 

where the ir rent was $32.00 per month (due to a subsidy 

^^Harry Stokely, Jr . , l o c . c i t 

J-7ibid. 
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from the city), to a private dwelling where rent is #64.00 

per month. The reason: they were a month behind in rent 

and they left without paying. The same family was one who 

"disappeared" while located on the project site under LPA 

management. They had fallen behind several months in rent 

payments at that time and left without paying. 

The effect of relocation adjustment payments on a 

family»s attitude toward meeting future rent payments is a 

moot question. Families who meet the requirements under 

Section 114(c) receive a maximum of $400.00 to be used for 

rent subsidies for the first five months after relocation.^^ 

In the event that the rent is less than this amount, the 

excess is given to the family in the form of a cash payment. 

A few families in Green-Fair Manor have saved the excess to 

pay future rent. The administrator believes the subsidies 

have a bad psychological effect upon most families, however. 

"They get used to not paying rent, and when their subsidy 

runs out, they still don»t pay."^^ 

It is quite an interesting paradox to have two large, 

r.odern apartment projects in the urban renewal area, one of 

which is able to rent units at a very low price due to sub

sidies from the city, and at the same time have around 36^ 

of the displaced families moving to new slums, or at least 

l^U.S., Statutes at Lar^e. LXVIII, Part 1, 7^9. 

^^Harry Stokely, Jr., loc. cit. 
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into other substandard housing. The problem seems to be 

not one of having adequate facilities available. Accomo

dations were scarce in the beginning of the project, but 

they are abundant now. The problem seems to lie in obtain

ing the correct public attitude toward the urban renewal 

program and in convincing dislocated families to accept LPA 

assistance. Many officials think that if the program had 

sufficient publicity in the beginning, the greatest part of 

today's problems would never have existed. 



CHAPTER V 

A COMPARISON V/ITH OTHER URBAN 

RENE /AL PROJECTS 

Larger Metropolitan Areas 

The raw percentages given in the preceding chapter 

add little to an understanding of the process of relocation 

unless some standard is used as a guide. The national aver

age for relocation in standard housing has also been given, 

but this all-encompassing figure gives no idea of the vari

ations in different comr.unities, and the majority of the 

projects that it is based on have been con.pleted for some 

time. For these reasons it would be well to compare the 

Coronado Urban Renewal Project with some similar projects 

in other communities. 

The percentages and statistics quoted in the follow

ing cases have been adjusted to give a more fair co: parison 

with Lubbock's project. Publications by many Local Public 

Agencies often give statistics that are misleading, if not 

altogether incorrect. 

Two cases in mind are the completed urban renewal 

projects in Detroit. A publication by the Detroit Housing 

Commission states that in the Medical Center No. I Project, 

6S 
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9S% of the dislocated families were relocated in standard 

housing. However, this figure includes 15/o of the families 

who have either moved out of the city or have been lost by 

the LPA.-*- The corrected figure for families known to have 

definitely relocated in standard housing would be only S3/0, 

In Detroit's Elmwood Park i.'o. I Project, 9^% have supposedly 

been relocated in standard housing, but this figure also in

cludes 5% who have relocated outside the city or whose 

status is unknown. Nevertheless, the percentage of families 

relocated in standard housing in both of these projects is 

still higher than the comparable figure for the Coronado 

Project (64^). Detroit's urban renewal program now includes 

twenty-two projects, either planned or in operation. 

Both the Elmwood Pari; and Medical Center Projects have 

been completed. The 46O acre Elmwood Park area was designed 

for middle-income housing, while the 236 acre Medical Center 

area includes mostly new hospital and research facilities, 

with only a little new housing.^ Perhaps the different use 

of the areas involved explains the large difference in re

location success. 

Through I965 Kansas City, Missouri had ten urban re

newal projects: six coi pleted, or in process, and three 

^Detroit Housing Coran.ission, Where Have All the 
People Gone? (Detroit, 1965). 

^Ibid. 
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in the planning stage. The total workload for all ten of 

the projects is 936 families, only five more than the one 

project in Lubbock. Of these 936 families, 91^ have been 

rehoused in standard dwellings. Only about l^% have either 

relocated in substandard housinn- or have been lost, v/ith 

only 5''/o moving out of the city. Kansas City's Redevelopment 

Authority also uses some misleading figures, however. Its 

claim that "9^^ are better housed" neglects the 7/o of the 

farrilies who have either moved from the city or whose status 

is unknown.^ 

Urban renewal began in Kansas City in 1953, so they 

have had more time to iron out the many problems of re

location than Lubbock, who did not enter the relocation 

process until I960. Relocation in Kansas City has also been 

aided by the fact that the city had some 7500 vacant dwell

ing units classified by the U.S. Census Bureau as standard 

and suitable for occupancy.^ The Relocation Office was also 

p-reatly helped by the work of no less than twenty-two public 

or semi-public organizations in obtaining standard housing 

for the dislocated farilies. 

One bir, difference between Lubbock's and Kansas City's 

proiects is the ratio of white to non-white families in each 

"Renewal 
1965). 

^The Land Clearance for Redevelopment Authority, 
al Reviewed," Vol. 2, No. 4 (Kansas City, Missouri, 

^Ibid. 
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of them, Where Lubbock's project consisted of 100^ non-

white families, Kansas City's project areas were only 55/̂  

non-white.5 Of course the project areas there were scat

tered throughout the city and were not concentrated on "one 

side of the tracks." 

Both Detroit and Kansas City are much larger than 

Lubbock and are located in entirely different geographic 

areas. Housing there also consisted largely of tenements 

and other multi-family structures. Therefore, Lubbock's 

project should also be compared to some other cities of 

comparable size and composition in the Southwest. 

Southwestern Cities 

Civic Center Project in Lawton, Oklahoma has a total 

of 42 families in its workload, of which 76> have been re

located in standard housing. Slightly more of the farailies 

chose to relocate in rental rather than sales housing. Six 

of the families moved out of town, one family relocated in 

substandard housing, and the whereabouts of three families 

is unknown. 

In racial composition, the Lawton project area was 

almost the exact opposite of Lubbock's. Lawton had only one 

non-white family in the project area. The Director of the 

Lawton Urban Renewal Authority was also connected for some 

5lbid. 
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time with the Coronado rroject in Lubbock, where he had the 

primary responsibility for the relocation of displaced fam

ilies. He states that "relocation is unquestionably an 

easier process where a substantial number of non-white fam

ilies are not involved."^ Racial barriers often make the 

relocation of non-white families more difficult. 

The 42 families in the workload did not represent the 

total population of the project area at the time of the 

Planning Survey. I-̂ ny renters (of whom military personnel 

accounted for a large percentage) left the project area at 

the beginning of project activity and vacancies were not 

filled because of impending project activities. 

Adequate relocation facilities were scarce in the 

Lawton area, but the probleris were not so severe as they 

were in Lubbock. The total number of faiilies involved was 

nuch smaller, and the great majority of residents found no 

racial barriers in moving to new localities. The project 

there has generally been called successful, with only three 

or four dissatisfied relocated families. Reaction on the 

part of the general public is lacking; a similar state of 

apathy exists there as it does here. 

The project in Lawton is complete and none of the 

fariilies whose status has been lost are currently being 

^̂ Letter from Arch M. I-.arch, Director of the Lawton 
Urban Renewal Agency, Lawton, Oklahoma, June 6, 1966. 
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traced. No families remain on the project site that have 

not been rehoused in standard housing. 

An urban renewal project was approved by the voters 

of Austin, Texas in 1959, but the election was contested 

and litigation held up any further developments for three 

years. Kealing Urban Renewal Project was Austin's first, 

and was planned to eliminate substandard housing in that 

area and clear land for the expansion of school facilities. 

Austin now has three projects near completion with a total 

workload of 116 families, and is planning- two more projects 

which will include 545 families. Relocation in standard 

housing has so far been obtained by Sk'/o of the displaced 

farrilies, with 12^ still remaining on the project sites. 

Relocation is scheduled for completion in the present proj

ects in the summer of 1966.' 

The problem of relocation in Austin is sit ilar to that 

in Lubbock, inasmuch as 100/̂  of the families in the project 

areas were non-white, and adequate relocation facilities 

were not available when the relocation process began. The 

Executive Director of Austin's Urban Renewal Agency says, 

however, that "the prorram of family relocation has been 

very successful."^ No families are currently being traced 

"̂ arban Renewal A'̂ ency of the City of Austin, Annual 
Report. (Austin, 1965). 

^Letter from L. Wayne Golden, Executive Director, 
Urban Renewal Agency of the City of Austin, June 10, 1966. 
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by their LPA. 

The second project in Austin was designed not only to 

eliminate substandard housin.n;, but also to provide relief 

froni flooding caused by Bogry Creek near the Glen Oaks area. 

Many of the homes in this area were to be allowed rehabil

itation, and 235 of the B36 homes therein were classified 

as standard. Out of a total of 4,650 persons in the Glen 

Oaks Project area, only 432 families are scheduled for re

location. 

Since the problem of flooding covered an area more 

extensive than that which could be treated as a specific 

urban renewal project, a decision was made to treat this 

large area affected by flooding as a General Neighborhood 

Renewal Area. General Neighborhood Renewal Planning is 

undertaken to give overall direction and phasing of urban 

renewal activities for an area which is larger than may be 

appropriate for the :iore detailed planning and execution of 

a 3in,'i;le project. The General 'veighborhood Renewal Area 

was called Capitol City East and beca.̂ ia Austin's third urban 

renewal project.-̂  

A tentative solution to the floodin>̂  problem has been 

developed which calls for the use of open space to be used 

for the storage of flood waters and for recreational pur

poses such as picnic grounds. 

Ibid. 
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Surveys and planning have begun on the proposed Black-

shear and Brackenridge Urban Renewal Projects, but acquisi

tion and clearance have not yet started. A large public 

housing proiect is planned in Blackshear to accomodate the 

327 families to be displaced. The major goal of the Bracken

ridge project is to provide land for the expansion of the 

city-owned Brackenridge Hospital, attract new private medi

cal facilities, and permit the expansion of the school of 

nursinPT and provide room for a future medical school. Two 

hundred and six families will be displaced by this project. 

Only 5^ of the 464 dwellinp-s in the area are classified as 

standard. 

Austin has therefore used and plans to continue using 

urban renewal as a tool for expanding, community facilities, 

conservation, and general city-wide planning, rather than 

to merely eliminate slum and blirhted conditions. Even 

thou,i?;h the percentage of relocation in standard housing is 

rather low, the number of families to be taken into the 

workload by future acquisitions is much larger than the 

present workload, so it is possible that the success of 

relocation in standard housing could be greatly improved. 

Waco, Texas is perhaps one of the best examples of 

urban renewal in this region. At the present time, the 

Urban Renewal Agency of the City of V/aco has completed one 

project, is in execution of two other projects, has sub-
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mitted Survey and Planning Applications on two other proj

ects, and has completed a General Neighborhood Renewal Plan 

for 500 acres. One of the projects in the Survey and Plan

ning stage is a downtown project, the Central Waco General 

Neighborhood Renewal Plan. \,Vithin this area are located the 

central business district, the industrial and warehousing 

districts, and a few residential areas.-̂ ^ 

The decision to include the downtown area in an urban 

renewal project was influenced by several factors: the 

retail movement to suburban shopping centers, pedestrian-

vehicular movement conflict, absentee ownership of commer

cial property, and a general unsightly appearance. The 

residences in this area are located on the fringes of the 

business district. Most of them are older buildings, struc

turally unsound and often vacant. Many of these dwellings 

are to be demolished to provide for the expansion of central 

school campuses. 

A large downtown plaza is planned which will force 

the rehabilitation of some structures and the clearing of 

others. This plaza will contain several business and civic 

offices and shopping centers, and will shut off automobile 

traffic on at least nine downtown streets. 

The Baylor Urban Renewal Area IA Project No. Texas 

^^Urban Renewal Agency of the City of V/aco, A General 
Neighborhood Plan for Central './aco (Waco, 1966). 
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R-37 was the first project to be completed in Texas. The 

area consisted of 62 acres of blighted, substandard res

idential and commercial structures. A serious drainage 

problem was also evident with Waco Creek, which ran through 

the area. The area was adjacent to Baylor University and 

was not in harmony with the University in use or condition. 

After clearance, the land was purchased by the Baylor-

Waco Foundation and has been redeveloped for institutional 

use. The proposed construction for the area will allow for 

an increase in enrollment at the University of about 9,000 

students. The major features of redevelopment have been 

dormitory facilities, a science complex, power plant, and 

faculty housing.-̂ -̂  Waco did have adequate housing facil

ities available for the displaced families, including public 

housing, and relocation in standard housing in the Baylor 

Project was about 90^. 

In the Jefferson and Riverside Projects, the two 

projects now in execution, there are 139 families in the 

workload. Thus far, S0% of them have been relocated into 

standard housing and 5% still remain on the project site 

awaiting acquisition by the LPA. Almost twice as many of 

the displaced families chose to purchase homes rather than 

rent. Only two families (about l.l^%) are currently being 

^^Urban Renewal Agency of the City of Waco, Annual 
Report (Waco, 1966). 



traced. Six families have definitely relocated in substand

ard housing. Ttia remainder (about IO5S) have either moved 

out of the city or have refused LPA assistance. According 

to the Director, the major problem was in families moving on 

their own initiative into substandard sales housing. After 

the family had assumed a financial obligation toward such a 

unit, it has been almost impossible to interest them in a 

continuing effort to secure standard relocation housing.-̂ ^̂  

Needless to say, the same problem exists in the Coronado 

Project. 

The Waco Project also differs from Lubbock's in that 

only 60% of the workload in all the projects completed or 

now in execution are non-white. All relocatees were also 

interviewed by a housing subcommittee from the Citizen's 

Advisory Committee, a private organization, in the effort 

to secure standard relocation housing for them. Both the 

projects now in execution are 90̂ ^ complete both in relo

cation and demolition.^-^ 

San Antonio, Texas had an abundance of older standard 

housing to accomodate families displaced from their two 

project areas. Of the 677 families in the workload, 69^ of 

them were relocated in standard housing, with the great 

^^Letter from W. T. Yarbrough, Project Director. 
Urban Renewal Agency of the City of Waco, June 13, 1966. 

^^Ibid. 
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majority moving into standard rental housing. Private 

standard sales and rental housing there was also supplemented 

by an adequate supply of low-rent public housing. 

San Antonio's Project Texas R-39 has been completed 

and Project Texas R-33 is 9^% complete, with only two fam

ilies still remaining on the project site. Again, racial 

composition in the two project areas is quite different from 

the Coronado Project. Only four families (less than 1%) were 

non-white. The current tracing list also consists of only 

four families.^^ 

Project Texas R-53, sometimes called Project Hemisphere, 

was designed to acquire and clear land for the Western Hemis

pheric Fair to be held in 1965. Most of the existing struc

tures had to be demolished; little rehabilitation was al

lowed. Statistics were not available on the percentage of 

white and Latin-American residents in the project areas, as 

all Latin-American residents were included in the white 

category. San Antonio does have a h i ^ proportion of Latin-

American residents, however, and both projects were in pre

dominantly Latin-American neighborhoods.-^^ 

Several differences can be noticed between the Coronado 

•̂ Ûrban Renewal Agency of the City of San Antonio, 
"Relocation Fact Sheet" (San Antonio, 1965). 

^^Letter frorr John H. Mcllhenny, Comfrunity Relations 
Officer, City of San Antonio, June 17, 1966. 
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Project and the projects Just described. First, the pro

posed plan for the redevelopment of the acquired land fol

lows a different pattern in each of the project areas. The 

primary goal of the Coronado Urban Renewal Project was to 

eliminate slum and blighted conditions in the Negro section 

of the city. Most of the existing structures were to be 

cleared and the land redeveloped for either single family or 

multi-family dwelling units. Land acquired for both indus

trial and commercial use was less than a fourth of the 

entire area. In Waco the initial project was undertaken 

mainly to provide roor. for expansion for Baylor University. 

The Central Waco Project will force rehabilitation of the 

central business district, and only a few residential areas 

will be affected. In Austin one of their projects will 

serve to provide more room for the expansion of medical 

facilities. The programs in both Austin and Waco have 

included conservation and open space land. 

Most of the proposed land for future industrial and 

commercial use in the Coronado Project is still held by the 

LPA. New supporting facilities have been neglected in the 

project area. Such activity has been limited to the ex

pansion of three public schools. Open space land has been 

restricted to clearing one small area near a school for use 

as a public park. No new recreational facilities have been 

provided. 

Secondly, the racial composition of the Coronado ProJ-
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ect area differs greatly from the average project. Al

though Austin had a problem similar to Lubbock's, Lawton 

had only one non-white family and the non-white population 

in San Antonio's projects was less than 1%. The projects 

in Waco are only 60% non-white. (The national average is 

about (-6% non-white.-^^) 

Third, most of the LPA's surveyed felt that they had 

adequate relocation facilities available when the relocation 

process began. Such is not the case in Lubbock, where LPA 

officials frankly admit that standard relocation facilities 

were woefully lacking. 

^^Housing and Home Finance Agency, Relocation from 
Urban Renewal Project Areas (Washington: U.S. Government 
Printing Office, 1962), p. S. 



CHAPTER VI 

PUBLIC OPINION 

The Negro Community 

There is no real consensus concerning urban renewal 

in Lubbock. Attitudes and issues have been hidden beneath 

a thin veneer of superficial criticism and praise, and no 

analytical evaluation has been undertaken. 

Public opinion is sharply divided between small seg

ments of opinion leaders on the question of whether the 

Coronado Urban Renewal Project has been worth the effort. 

The uninformed public has a tendency to look at the out

flow of city funds for Green-Fair Manor subsidies, the 

rapid expansion of the "Hog Pens," and the vast amount of 

unsold land still held by the LPA, and call the program a 

failure. Such a view lacks a comprehensive understanding 

of the purpose of urban renewal. It is surprising how many 

citizens of Lubbock do not even know that the Coronado Urban 

Renewal Project exists. 

Feeling among Negro leaders is strong. It seems that 

only a few of the affected residents of the project area 

have a realistic concept of the urban renewal program, so 

Negro opinion leaders can not propose to speak for the 

85 
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entire Negro community. The leaders generally favor the 

urban renewal program, even though there has been a major 

problem with relocation. ?-!any of the Negro leaders feel 

that urban renewal would have been a success if it had done 

nothing except clear the old "Queen City" slum. As one of 

them said, "It was Just like a cancer—you couldn't nurse 

it; it had to be cut out."-̂  To the Negro leaders, the 

problem remains one of economic and social Justice. The 

cost of housing is too high for the average Negro family; 

too many Negro workers are either underpaid or unemployed. 

It is also believed in the Negro community that one 

reason for the failure to attract more families into public 

housing in Green-Fair Manor is the periodic inspections that 

are made of each unit in order to determine if the facilities 

are being given the proper upkeep by the householder. Some 

of these families feel that this is an undue invasion of 

their privacy. Most of the families in the project area 

have not been accustomed to living in a dwelling where up

keep standards were enforced. 

The Business Community 

Some of the downtown business interests in Lubbock 

believe that the advent of Green-Fair Manor foreshadows the 

•^Interview with Edward B. Deo, East Ridge Realty 
Company, June 7, 1966. 
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coming of even more public housing, and they are afraid 

that this will mean a decline in private construction. 

Some business interests, especially real estate dealers, 

have been alarmed by the devaluation of land in the transi

tion areas where previously all-white neighborhoods are now 

predominantly Negro. The value of property in the newer 

Negro residential areas such as Buenas Casas, Sunlawn, and 

Manhattan Heights is declining also, which is a further 

cause for alarm. 

Negro businessmen feel that shopping centers in the 

area would attract more of the dislocated families back into 

standard housing in the project area. They also feel that 

the major reason that no shopping centers have been built 

is the low income level of the families there. One opinion 

was that the local investors who are interested in such a 

project are also afraid of racial hostilities similar to the 

riots in Watts. Such an opinion lacks evidence, however. 

There has never been any incidence of racial violence in 

this area. 

Several Negro real estate dealers have purchased lots 

in the project area. One man who has bought some lots from 

the Urban Renewal Agency that are zoned for industrial use 

says that the major problem is the lack of cooperation from 

the federal agencies. The Small Business Administration has 

continually given him the excuse that they had no money avail-
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able for financing new developments on his property. FHA 

is interested in attracting national or regional companies 

and has shown little interest in aiding small local busi

nesses. 2 

A Negro physician and leader in several civic organ

izations feels that the situation in the "Hog Pens" could 

be improved somewhat by enforcement of standards by the 

County Health Departtrent, even though the power of the coun

ty is very limited.^ The more prevalent attitude toward 

the "Hog Pens" is one of indifference. 

News Coverage and Publicity 

News coverage of the progress of the Coronado Project 

has been inadequate and slanted. The local newspaper has 

consistently taken a conservative stand on urban renewal. 

It feels that federal money is being used to push a federal 

program down the throats of Lubbock citizens, and that the 

project could do better handled strictly on a local basis. 

Coverage in the paper has been woefully lacking, with most 

space given to Sunday editorials and advertisements of the 

LPA.^ More mention is made of the new slums, the costs of 

administration and subsidies to Green-Fair M^nor, and the 

2Ibid. 

3lnterview with Dr. F. L. Loving, June 7, 1966. 

^Lubbock Avalanche-Journal. June, I960 to June, 1966. 
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threat of national domination of local affairs than of the 

many improvements that have been made. 

Radio and television reporting of news in the Coronado 

Project has been almost non-existent. In one case an inter

view was taped for television viewing. The panel consisted 

of several local officials and the Regional Director of 

Urban Renewal. One of the local officials, a Negro, made 

some honest criticisms of what was wrong with the Coronado 

Project, and his comments were ommited from the final tape.^ 

Thus the opinions of those people more closely af

fected by urban renewal have not been publicly aired to 

any extent. The Negro community generally feels that urban 

renewal has improved their living conditions. Their major 

criticism of the project is that adequate relocation facil

ities were not available at the beginning of the relocation 

process. 

Some of the more militant residents of the project 

area feel that urban renewal has been totally inadequate, 

but this is a small minority. They feel that no real im

provements can be made until the economic situation of the 

Negro community is greatly improved, allowing Negro families 

to provide adequate housing for themselves. 

Ne/̂ ro officials with the Urban Renewal Agency in 

^Interview with Harry Stokely, Jr., Administrator, 
Green-Fair Manor, June 5, 1966. 
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Lubbock feel that one of the major causes of delay in the 

relocation process was the lack of publicity. Negro fam

ilies in the area were not well acquainted with the program 

nor with the assistance that they were entitled to receive 

from the LPA. 

There is also developing among some of the Negro 

leaders a feeling that most of the transition areas that 

have developed since the Coronado Project began should be 

included in a new urban renewal project. This would insure 

that the transition areas, which contain many substandard 

and deteriorating dwellings, would not lead to further 

blighted and slum conditions. 

Views of the Officials 

Urban renewal officials feel that the Coronado Project 

has been a success, even though much land lies vacant and 

the relocation percentage is below the national average. 

One commissioner, who is also engaged in banking and real 

estate, feels that the ultimate goal was to rer..ove the slums, 

regardless of the consequences. He believes that any im

provement at all in the old "Queen City" neighborhood would 

be called a success. 

The same commissioner sees no barrier to establishing 

a shopping center in the project area. He thinks that no 

real effort has been made to do so. The high concentration 
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of population in the area n-ay indicate that a shopping cen

ter containing only the basic facilities could be successful, 

even though income levels are low. Luxury shops, of course, 

would probably not develop much of a clientele.^ 

Urban renewal officials generally feel that even 

though the figure of 64% of displaced families rehoused in 

standard housin<^ is low, this means that the same percent

age of families is better off now than they were before 

urban renewal, since almost all of the dwellings that were 

acquired and conderined were substandard. 

Local officials see no threat of increasing domination 

by the federal government through urban renewal programs. 

After all, the voters in the community are the ones who 

decide whether or not to start an urban renewal program. 

Federal standards must be followed, but the great majority 

of day-to-day operations is carried out by local officials. 

There has been no real debate on the effectiveness 

of Urban Renewal in Lubbock, possibly because of the lack 

of publicity and news coverage. Therefore, no consensus has 

crystallized. The public remains largely apathetic and un

informed. A new urban renewal project which would include 

the downtown area is now under consideration by local 

officials. Perhaps an election to determine the need for 

^Interview with Joe J. Agular, Commissioier. Urban 
Renewal Board of the City of Lubbock, June 7, 1966. 



92 

this project will help bring more attitudes and opinions to 

the surface. It seems strange that in a city with a conser

vative history such as Lubbock has, no real opposition has 

yet developed to the urban renewal program. 



CHAPTER VII 

CONCLUSION 

Opposition to Urban Renewal 

A report by the Advisory Commission on Intergovern

mental Relations has stated that urban renewal may fail 

because of unfair and inadequate relocation methods. The 

Cor-niission found inequities in relocation payment stand

ards and a critical shortage of alternate housing. »»The 

persons most disadvantaged by relocation were those the 

program was designed to aid."^ Reform was urged at all 

levels of government. 

Local opposition has come not only from the right, 

but also from liberal civil rights groups who have been 

aroused by "Negro Clearance" through slum demolition, ex

pressway alignment, and other progran^s. 

Over seventy cities in the last four years have re

jected proposals for urban renewal. One of the most con

troversial debates was in Baltimore County, laryland, where 

the County voted against the program and wanted to abolish 

the LPA which had been previously established by state 

legislation. Opponents of the program finally succeeded in 

^New York Times. April 27, 1965, p. 44 
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obtaining approval of the state legislature to discontinue 

any further operations by the local public agency.^ 

Some of the leading personalities in business and in

dustry see urban renewal as a "facet of centralization in 

Washinfton of a total overseeing of American daily life."3 

The Administration has suffered nuu.erous setbacks in its 

plans to ir.prove the urban renewal prof;rani. Perhaps the 

rest recent was Congress' failure to approve a v2.3 billion 

bill for demonstration cities in Miay 1966. The funds were 

to be distributed to as many as fifty cities over and above 

present urban renewal funds for the social rehabilitation of 

the slums' inhabitants. Although only ^12 million was asked 

for planning the program, it was blocked by southern Demo

crats who feared further racial integration and northern 

Republicans who wanted to trin̂  the budget.^ 

Advisory Commission Criticisms 

The ACIR report criticizes the states for exercising 

different standards in the relocation process.^ The State 

^Ibid., April 25, 1965, p. 84. 

^Ibid.. January 3C, 19""̂ , Sec. IV, p. 9. 

^Ibid., May 15, 1966, p. 14. 

^Advisory Commission on Intergovernmental Relations. 
Relocation; Unequal Treatment of People and Businesses Dis
placed bv Governments (>;ashington: U.S. Government Print
ing 6Wiceri965}, p. 23. 
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of Mew York in 1964 enacted a law authorizing the State Com

missioner of Housing to advance funds to localities to help 

prepare preliminary plans for displacees, in anticipation of 

State capital grants." The Urban Renewal Section of the 

Kentucky State Division of Planning and Zoning provides tech

nical and advisory services to communities engaging in urban 

redevelopment activities. Assistance in the techniques of 

relocation is also included.^ 

In general, however, it appears that States have played 

a relatively inactive role in meeting relocation problems 

caused by urban renewal. They have not inhibited localities. 

Some notable exceptions aside, neither have they done much 

to help or encourage them either by financial or technical 

assistance, or by establishing planning requirements as in 

New Tork. The different degrees of vigor, imagination, and 

resources that have been apparent are largely the product 

of differences in purely local responses to the problems of 

urban renewal. 

Texas' major contribution to the relocation problem 

was the passage of the 1957 Urban Renewal Law which allows 

the local communities involved in urban renewal to accept 

grants and assistance from the federal government. 

In his 1964 Congressional housing message President 

^L^wy of New York. 1964, Chapt. 225 

"7ACIR, loc. cit. 



96 

.8 Johnson said: 

Despite existing programs assisting families 
and persons displaced by urban renewal projects, 
the human cost of relocation remains a serious 
and difficult problem. 

The vast majority of those displaced by urban 
renewal and public housing have relocated in better 
and standard housing, but some have not. For most, 
the cost of improved housing has been an unsought 
burden. For some, the inconvenience of displace
ment has meant only another slum dwelling and the 
likelihood of repeating this experience. 

There seem to be two major easons for these compli

cations in relocation: (1) a lack of understanding of the 

urban renewal program by the public, especially those per

sons affected, and (2) a lack of available alternate hous

ing for the displacees. 

The problem most frequently mentioned by the ACIR 

report was the lack of an adequate supply of standard 

housing, particularly for large, low-income non-white fam

ilies. Among the cities indicating no problems in relo

cation the most frequent explanation was that there was 

an ample supply of housing in the community, available for 

all types of needs. A similar conclusion was reached from 

an examination of the workable program submissions to the 

HHFA. The status of the housing supply suitable to the 

various needs of displacees is thus the most important ele-

^U.S., Congressional Record. 88th Cong., 2nd Sess., 
1964, CX, Part 13, 1047. 
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ment in the relocation problem.9 

Lack of available public housing is a major reason 

for failure to accomodate the displaced, as indicated by 

many cities' responses to the ACIR survey. Even where there 

are vacancies, there may not be enough large units for the 

number of large families applying. In addition, some fam

ilies who meet income requirements for public housing are 

ineligible for other reasons: police records, alcoholism, 

illegitimacy, disorderly conduct, mental or physical illness, 

rent delinquency, social disease. Juvenile delinquency, or 

other reasons.^^ 

Only about one-third of all communities have made 

competent relocation counseling available on a family-by-

family basis to prospective relocatees for tabulation of 

the resources and needs upon which effecting salutary 

changes in residence would be contingent. The larger cities 

have generally given more continuing attention to the 

social and paychological amenities of relocation; their 

incidences of satisfactory relocations have been high.^^ 

The Coronado Project was hindered by both of these 

^ACIR, OP. cit.. p. 27. 

•^^Philadelphia Housing Association, Relocation in 
Philadelphia (1958) , p . 29. 

•̂̂ Henry W. Reynolds, Jr . , "Population Displacement in 
Urban Renewal," The American Journal of Economics and Soci
ology. Vol. 22, No. 1 (January 19^3;, pp. 113-128. " 
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problems. There was no adequate supply of housing, either 

public or private, for the displacees, and the displacees 

were generally uninformed about the service available to 

them by the LPA. 

The most critical impact of urban renewal is felt by 

the non-whites who occupy a disproportionate part of the 

urban renewal areas in the nation. Non-whites are under

privileged in terms of education, income, employment, hous

ing, and other social and economic characteristics. Even 

those who do have income enabling them to afford standard 

private housing often face the obstacles of discriminatory 

real estate financing and zoning practices which reduce the 

supply of housing available to them. Those above the income 

level necessary to qualify for low rent public housing find 

it more difficult to borrow than do white families of the 

same economic status. Non-whites have been forced into al

ready crowded housing facilities, thereby spreading blight, 

aggravating ghettoes, and generally defeating the purpose 

of urban renewal.^^ This problem was intensified in Lub

bock, a city with definite racial barriers and with a 1005̂  

non-white urban renewal area. 

•^^Advisory Commission on Intergovernmental Relations, 
Metropolitan Social and Economic Disparities: Implications 
for Intergovernmental Relations in Central Cities and 
Suburbs (Washington; U.S. Government Printing Offices, 
1^65). 
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Special problems are also encountered in housing large 

families and the elderly. Large units are in short supply 

both in the public and private markets, particularly where 

housing codes are enforced with respect to occupancy limits. 

The elderly have special housing problems stemming from in

herent qualities of the aging process. With generally low 

incomes and an inadequate supply of housing for their needs, 

the elderly are especially vulneralbe to the disruption 

caused by urban renewal and displacement.^3 

The Coronado Project provided housing units for large 

families (four-bedroom units, most of which are presently 

vacant), but neglected to provide any special facilities for 

the elderly. The latter problem was apparently given little 

consideration. 

Chester Hartman in The Journal of the American Insti

tute of Planners gives an appraisal of the success of re

location in urban renewal projects in Boston and the sur

rounding areas :'̂ ^ 

(1) There was a general failure to ameliorate 
overcrowded conditions. 

^3u.S. Senate, Developments in Aging. 195? to 1963. 
a report of the Special Committee on Aging, 88th Cong., 
1st Sees., Report No. 8, p. 112. 

•^^Chester Hartman, "The Housing of Relocated Fam
ilies," The Journal of the American Institute of Planners. 
Vol. XXX, No. 4 (November, 1964), pp. 266-28b. 
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(2 

(3 

(4 

(5 

(6 

(7 

(8 

(9 

(10 

(11 

In most cases, housing quality, in terms of 
structural conditions and facilities, im
proved considerably. 

Those relocating in public housing fared 
better than those in private housing. 

Displacees experienced an increase in the 
ratio of their housing costs in relation 
to income. 

A relatively large number of families moved 
into substandard housing or failed to improve 
their overall residential status despite in
creased rents. 

Poorer families suffered most from the in
crease of rent/income ratios. 

The effects of discrimination made decent 
relocation housing more difficult and 
expensive for non-whites. 

The geographic dispersion of non-whites was 
less than that of whites. 

Existing segregation patterns were continued 
or intensified. 

Few Families found housing with referral 
assistance from the relocation agency. 

A high percentage of the displaced families 
were "lost" without a record as to where 
they went and whether their relocation 
housing was standard. 

Some of these findings are similar to the results in 

the Coronado Project, but some differences may be noted. 

Housing quality has been considerably improved within the 

project area, but has deteriorated in the transition areas 

and in the new slums. Overcrowded conditions within the 

project area have been relieved, but overcrowding has de

veloped in other parts of the city where the displacees 
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have relocated. 

Families moving into public housing in the Coronado 

Project have generally encountered reduced rents, but the 

rent/income ratio for fari-ilies moving into private housing 

has risen. A relatively large number of families (7;«) has 

definitely moved into substandard housing, while a larger 

nuirber has been "lost" (11%). 

However, the existing pattern of segregation in 

LuV)bock was not intensified by relocation. At least three 

previously all-white neighborhoods now contain predominatly 

Ne>Tro families. A large percentage of families that re

located into standard hous-nr; was also relocated under the 

guidance of the LPA. Of the 64% that have been relocated in 

standard housing, 33% were referred to those dwellings by 

the agency's relocation advisor. 

Recommendations 

It should be apparent that relocation in the Coronado 

Urban Renewal Project has not been a cor.plete success, but 

neither has it been a failure. The following steps would 

help the LPA to avoid the pitxalls encountered in the Coro

nado Project when future projects are undertal.en: 

(1) State and local governments should require, as 
does the federal government, that there be a 
feasible method for temporary relocation of dis
placed families, and that permanent standard 
sufficient for the relocation of the displaced 
fan̂ ilies should be provided. 
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(2) States should not allow the acquisition of 
any property by an LPA that displaces people 
until the availability of standard housing 
is assured. 

(3) States should provide counseling, information, 
and technical assistance to each LPA to assist 
in the relocation process. 

(4) Each family in the project area should be 
made thoroughly familiar with the assistance 
available to them by the LPA and other 
governmental units. 

(5) The scope of urban renewal should be broadened 
to include the social rehabilitation of the 
great majority of low-income families dis
placed from the project areas. 

(6) All possible encouragement and inducement 
should be used to secure the construction 
of necessary supporting and secondary facili
ties within the project area (such as shopping 
centers). 

The URA Commissioner, William L. Slayton, said of the 

pilot program in New Haven to mesh relocation with certain 

aspects of the "anti-poverty" program:15 

We now have the opportunity with President 
Johnson's war on poverty program to begin to mold 
the kind of program that would take the family at 
the time that it is being displaced, analyze the 
social and economic needs of that family, provide 
the kind of retraining necessary to the head of the 
family, thus imporoving its economic condition, and 
deal with the particular social problems of the family. 

Perhaps the states could begin realizing their respon

sibility by initiating programs in conjunction with urban 

renewal activities that would accomplish these much-needed 

social objectives. 

^^William L. Slayton, New Directions in Urban Renewal, 
remarks before the Virginia Municipal League, Arlington, 
Virginia, September 22, I964, p. 11. 
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