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INTRODUCTION

An understanding of the basic nature of neighborhood life will contribute

significant insight into the present drive on the part of Union Heights to
assert self-determination on issues of redevelopment and housing improvement.
The most current sociological evidence seems to indicate that neighborhoods
are more political in nature than they are social units of daily interaction.
Social theorists po:int out that neighborhoods have never been a sufficient
unit for friendship and social intercourse.

t

"In earlier days, the people of

independent Hyde Park traveled to Chicago and back for a society that
more mean:ingful than that of the small villages and neighborhoods.

~ms

Likewise

today, we know that socializ:ing :in Chicago is not limited to people's own
neighborhoods, but draws upon like people throughout the city.

The neighbor-

hood is and always has been the basic unit of political life only."l
The fact that Union Heights differs significantly from many neighborhoods,
both economically and racially, does tend to mitigate this interpretation,
especially in light of the fact that social mobility is directly ;ffected
by racial prejudice and endemic poverty.

Notwithstanding this very important

dist:inction, it is nevertheless true that the present high level of social
cohesion characteristic of Union Heights, has been transformed into a new
atmosphere of political activism resulting from years of accumulated frustration :in dealing with problems of poverty and social injustice.
No more persuasive evidence of this fact is apparent than in t he petition
L

submitted to Governor West by the residents of Union Heights, which solicits
1

Kotler, Mil ton, Neighborhood Government: The Local Foundations of
Political Life, p. 9. The Bobbs-Herrill Company, Inc. 1969.
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the Administration's good faith in solving chronic problems of poor housing
and inadequate social services (see Appendix A).

Union Heights, therefore,

possesses the unique ingredients of a highly cohesive social unit with the
potential for effective local, state, and national exposure in the political
arena.

This fact should be kept in mind as the various governmental entities

debate on the appropriate work elements for redevelopment, and the time frame
by which these elements are implemented.
In this connection, the scope of the programs necessary to redevelop
Union Heights is so far-sweeping that no single governmental jurisdiction or
agency is capable of marshalling the needed resources, nor are they independently capable of exercising the appropriate power to address the Union Heights
dilemma in a consistent and comprehensive fashion.

Therefore, from the outset,

the goals and objectives must be clearly defined and the leadership and division of responsibility must be objectively determined.

This report will serve

as a first step data-gathering effort designed to give decision makers relevant
information about the problems, limitations, and alternatives for development
in the Union Heights Neighborhood.

After such information is provided, this

study should precipitate a formal plan untilizing one of the alternative
courses of action enumerated below, with work elements, time tables, and
agencies with primary responsibility clearly delineated.
Appendix A of this report should be consulted for a more indepth understanding of the issues confronting urban redevelopment of the geographic area
defined and known as Union Heights.

--'
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OVERVIEW

Union Heights is a black neighborhood in Charleston County located
approximately two (2) miles north of the City of Charleston.

The high degree

of physical deterioration present in the neighborhood speaks loudly of the
slum conditions which pervade every aspect of the community life found in
Union Heights.

To What extent the physical environment affects the social

fabric of an area is still a question that remains largely unresolved by
social theorists.

Parenthetically, most outside observers would describe the

area as a neighborhood of closely grouped single-family dwellings on narrow
streets, and characterized by overgrown vacant lots, garbage-strewn alleys,
poor health conditions, and high delinquency.
probably see something entirely different:

The people of Union Heights

cheap housing, a neighborhood full

of friends and family, and freedom from racial prejudice and personal disparagement.

Thus, with these conflicting observations, it is time to stop asking

whether or not "better" housing, as such, improves the living condition of the
neighborhood residents and to inquire instead:

What aspects of neighborhood

redevelopment have what impact on the residents of Union Heights, within the
context of their lives and the choices open to them?
Although this concern echoes a feeling that housing programs cannot, in
and of themselves, act as a touchstone on which all other problems can be
solved, there are, nevertheless, several practical reasons why efforts to
improve the physical environment should be in the vanguard of the attack on
poverty.

First, if the plight of the ill-housed · people of the Union Heights

Neighborhood is to be eased in the near future, we can no longer wait for the
effects of improved housing conditions within the community at large to filter
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down to the neighborhood residents, or for income improvements which will
permit them to compete for existing adequate units.

._...

The simple fact is that

the people of Union !{eights now have, and wil l continue to have incomes too
low to afford minimum shelter.

._.,

Without direct and increased assistance in

meeting their housing needs they will continue to be ill-housed.
Another reason why housing programs should be granted increased priority
is the fact that they are central to the much broader issue of poverty.

From

past experience, it is now apparent that we can build housing faster through
the mass production techniques of modern industry than we can solve the intangible forces of inter-generational poverty.

While this may not theoretically

touch the basic causes of poverty, or even stem the tide, it does, however,
guarantee that federal subsidies are directed to desired ends.

Furthermore,

it has the obvious advantage of matching up within different income levels the
supply and demand cycle of the housing market.

For this reason, it may be

better to attack the poverty problem through its components, with the provision
of needed goods and s ervices.

'

Certainly this would be more acceptable to the

vast majority of people than the staggering cost involved in a national income
maintenance program.

.._..:.

__,
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lliE NEirnBORHOOD CONCEPT

Before embarking upon a full analysis of the Union Heights Neighborhood
and surrounding areas, it may be helpful to bring into consideration what it
is that neighborhoods do, if anything, that makes them viable instruments of
urban life.

The neighborhood concept actually embodies two different but com-

plementary aspects of the same problem.

The first of these deals generally

with the physical structure of neighborhood life as it is often measured by
the quality and quantity of facilities and services located in the neighborhood.

Because of these easily discernible items, many developers and planners

have assumed that certain touchstones of the good life will automatically
create good neighborhoods - schools, parks, clean housing and the like are
only some of the criteria that have been used in the past for neighborhood
planning.

Unfortunately, in many areas of the nation this concept has been

carried to an extreme.

The result has been introverted or self-contained

neighborhoods based on an ideal which negates the importance of adjoining
geographic areas, and the relevance that social and cultural institutions
have in serving a regional population.

Therefore, past evidence has shown

that it is erroneous to place high expectations of success on physical facilities when other, less tangible factors have demonstrated equal importance to
healthy neighborhoods.
Perhaps this · is why some of the poorest and the least attractive neighborhoods in this country possess some of the most desirable attributes of
neighborhood life, far beyond what is evident in so-called reknown neighbor'--

hoods like New York's Morningside Heights and Chicago's Lake Forest.

Conse-

quently, not only must we jettison ideas of planning neighborhoods independent
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of conditions and trends in surrounding areas of the region, so, too, must we
realize that the physical plans we develop for neighborhoods should not be
held out as a panacea for solving all the social problems associated with
poverty and poor living conditions.
If we cannot rely solely on the physical attributes of neighborhood life
to gauge our successes in planning for neighborhoods, what then are those
intangible factors which are necessary to the success of a balanced approach
to neighborhood planning? The most important among these intangible factors
would be an abiding interest on the part of neighborhood residents concerning
the future security and development of their neighborhood.

It is an aphorism

to say that a successful neighborhood is a place that keeps sufficiently
abreast of its problems so that it is not destroyed by them.

However, this

basic truth has eluded many planners and developers to the extent that what
has been developed in the way of planned neighborhoods seldom fosters the
sense of identity and uniqueness essential for neighborhood political coalescence.
Indeed, the very nature of planning for neighborhoods brings us so close
to an ongoing political and social community life that it is very easy to
forget that the role planners and developers play is one of trying to objectify
the real world for other people, to make specific and concrete their personal
experiences, and to translate these experiences into a new living environment.
The policy decisions, as a consequence, should bear a sufficient relationship
to reality and not just to the prejudices of policy-makers; that is, accepting
the definitions of science to prove or disprove our value system about their
world.

What is needed for a balanced approach to neighborhood planning is

authentic participation by the residents to be served by the planning program.

6
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By "authentic," it is meant that the neighborhood residents should not take the
word of the professional about the important matters to be studied and planned,
but, in fact, they should help to define them.

This is perhaps the only way

by which the planner and developer can be sure that they are addressing the
correct problems and offering the proper solutions.

7
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EXTERNAL LAND USE PATTERN

The Union Heights Neighborhood (as shown in Figure One) is centered in a
transitional land use zone.

The most pronounced characteristics of the two

square mile area presented in the Generalized Existing Land Use Map of the
Neighborhood, are the multiplicity of competing land use activities, and a
general emergence of commercial and industrial dominance.

In support of this

trend, rail facilities and highways have dissected old residential areas, and
are now precipitating considerable decline in the stock of quality housing in
the area.

The boundaries of the Union Heights Neighborhood are defined by

these transportation routes, and gradually have had the effect of placing the
neighborhood in a physical straight-jacket.
The accessibility and location of facilities, services and vacant land
located within the proximity of the Union Heights Neighborhood add further
complications to the task of alleviating residential decay in the area under
study.

One of the most apparent problems that must be dealt with is the

necessity of overcoming the physical barriers imposed upon Union Heights.
These barriers have been detrimental to neighborhood continuity with surrounding areas, and may be expected to prohibit efforts to expand neighborhood
facilities and services outside the presently defined Neighborhood boundaries.
--'

Furthermore, the shortage of vacant larid outside the neighborhood limits makes
the concept of neighborhood redevelopment even more difficult to accomplish.
Most of the available vacant land consists of small parcels distributed over
a widely scattered area.

As a result, neighborhood expansion to alleviate

physical development problems within the neighborhood, as well as additional
acreage to accommodate new and necessary community facilities, will be hard
to assemble in sufficient size and quantity.
8
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FIGURE ONE

COMMUNITY FJ'.CI!..ITIES AND SERVICES

The provision of basic urban services to Union Heights comes from
widely decentralized sources representing different levels of government and
varying degrees of citizen accountability.

The largest portion of the urban

services supplied to Union Heights is under the administrative purview of the
North Charleston Consolidated Public Service Commission.

This organization

is responsible for providing sewer service, garbage collection, fire protection,
street lighting, and street cleaning.

In most cases these services are pro-

vided at the same level of quality as in other residential areas.

However,

fire protection rates as one of the most unpredictable services rendered to
the neighborhood.

Over the last several years many incidences have occurred

Where homes were lost, despite the fact that the fire station is located
within one-half mile of the neighborhood on Meeting Street.

One of the reasons

for this problem lies in the poor ·structural condition of the neighborhood
housing; but also because of the long delays in getting emergency equipment and
personnel to the scene and in operational order in time to save the house.

In

addition, only two of ten fire hydrants that are located around the neighborhood are operational.

This has had the effect of driving up the cost of fire

insurance, as the neighborhood is now considered a high risk insurance area.
In summary though, the basic service infrastructure seems to be in good
repair.

The North Charleston Consolidated Public Service Commission has

indicated that every street in Union Heights is supplied by water.
is also true with regard to sewer service.

The same

Public transportation, gas and

electric service are provided by South Carolina Electric and Gas Company, and
present information shows that the neighborhood is receiving uniform service
with the rest of the county.
10

The neighborhood

res

fa~

far less favorably, however, in the provision of

community facilities that support the neighborhood's need for recreation,
social, and health services.

Figure One shows only one school capable of

meeting the recreational needs of the neighborhood's adolescent population
(The Chicora High School is located approximately one mile north of the
community).

For other age groups, no public recreation facilities are

available within the two mile study area illustrated in Figure One.

The

problem of poor delivery of conmunity services is amplified by the total lack
of public buildings and open space within the immediate vicinity of the community.

For this reason, the nieghborhood is being deprived of many programs

because of the lack of adequate facilities to house such programs (specific
reference is made to this point in Appendix A).
The planning of community facilities is, as mentioned before, closely
related to all the other elements of the regional planning effort such as
street layout and the location of schools, recreation facilities and shopping
centers.

In this sense, community facilities cannot be divorced from the

general regional plan.

But within the general framework of a neighborhood

layout, the community facilities occupy large homogeneous tracts of land which
are normally designed as self-contained units, to the planning of which distinct criteria and standards can be applied.

Therefore, given the factors of

needed community facilities, accessibility standards can be utilized to determine Where community facilities must be located in order to serve neighborhood needs.
Those basic services which cannot be supplied by or to the individual
family in its own dwelling should be considered for inclusion among the neighborhood community facilities.
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Neighborhood community facilities should normally include:
I.

II.

III.

IV.

V.

Educational
A.
Elementary school
B.
Kindergarten
C.
Nursery school
D.
Adult education
Outdoor Recreational
A.
Playground
B.
Park
Indoor Social and Cultural
A.
Church
B.
Library
C.
Assembly and Recreation Space
Neighborhood Shopping
A.
Food and drug stores
B. Miscellaneous services
Health Service
A.
Access to medical and dental service
B. Participation in official and voluntary health services

Table One translates the suggested planning criteria enumerated above
into location requirements according to maximum accessibility standards.

TABLE ONE
Walking Distance
(one way)
From Farthest
Dwelling

Neighborhood Facilities
Nursery School
Kindergarten
Elementary School
Playground
Park
Shopping Center
Indoor Social, Cultural
and Recreation Center
Health
Source:

~mile
~ to ~mile
~ to ~ mile
~ to ~ mile
~ to ~ mile
~ to ~ mile
~
~

mile
mile

Planning Design Criteria, by Joseph DeChiara and
Lee Koppelman, p. 190.
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NEIGHBORJ-K)()D IHYSICAL ANALYSIS

According to the official national goal, every American household which
does not enjoy "a decent home and a suitable living environment" is part of
the national housing problem.

Unfortunately, this statement utterly fails to

convey the appalling living conditions which give the housing problem for
approximately three thousand Union Heights residents such overriding urgency.
In fact, most people have no conception of the filth, degradation, squalor,
and overcrowding which literally hundreds of housing units are causing in the
Union Heights Neighborhood.

Such public apathy and lack of understanding have

been enough to trap, for repeated generations, the same people in an environment
of incredibly dehumanizing forces.

Consequently, what has been passed down as

a legacy of poverty is sufficient to constitute both a scandal and a serious
economic and social drag on the region and the state.
The following analysis will attempt to dimension the size and scope of the
physical land use and housing problems found in Union Heights.

As shown in

Table Two, most of the total acreage of Union Heights (62 acres) is utilized
for single family residential use.

The remainder of the neighborhood acreage

is divided among the following land use activities:

local streets (10.7 acres),

vacant lots (7.2 acres), and commercial establishments (.22 acres).

Signifi-

cantly, no land at all is officially dedicated for recreational activities.
The private churches in the neighborhood offer some recreational facilities,
but, in all instances, the churches are limited in the kind of facilities they
offer, and the scope of the programs available to the conmn.mi ty.
Much of the objective data presented in statistical form fails to convey
the more subtle deficiencies that work indirectly on the people of the neighborhood.

For example, when the neighborhood was originally laid out, little
13

thought was given to the internal arrangement of streets, or the optimum number of subdivided lots allocated within the neighborhood.

In this case, more

value was accorded to the mercenary ends of the private developer than the
human needs of the people living in the neighborhood.

Figure Two shows that

the average lot size in Union Heights varies from 25 X SO to 30 X 100 feet in
total area.

The net effort of such development practices has been to inhibit

personal privacy and to increase the population densities beyond acceptable
limits.

At the present time, the population density of Union Heights is estim-

ated to be 50.6 persons per acre.

This represents a neighborhood average

approximately three times the desireable level for single-family dwelling units
in a neighborhood totaling 3,000 people.
TABLE TII/0
LAND USE CHARACTERISTICS
UNION HEIGHfS, CHARLESTON COUNTY
1972
Total No.

Percent of
Development

Total
Acreage

Residential

644

80.0

43.88

Single- Family

602

79.7

43.71

Multi-Family

42

.0031

0.17

Commercial

26

.0040

0.22

Local Streets

15

.195

10.7

0

.0

0.0

127

.0

7.2

Recreation
Vacant Lots

-

Total

100%

62

SOURCE:
Derived from a Land Use Survey performed by the Division of
Administration, Office of the Governor.
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NEIGHBORHOOD
ANALYSIS
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FIGURE TWO

Neighborhood Density
The issue of neighborhood density goes to the heart of the physical planning task at the neighborhood scale.
lines as:

Within the limits of such general guide-

adequate admission of light and air, the provision of safe and con-

venient access, sufficient playground area, etc., there is considerable leeway
within a given neighborhood density.

Compliance with proper density standards,

therefore, can provide a sound basis for achieving an adequate solution for a
total neighborhood design concept.

For example, in a neighborhood of approxi-

mately 3,000 persons, the following dwelling types may be combined in such a
fashion as to meet the demographic composition of Union Heights (see Table
Three) ..
A comparative analysis of Tables Two and Three reveal that several important factors should be recognized at the beginning of neighborhood redevelopment
activity.

First, all efforts directed toward neighborhood redevelopment must

include the concept of a joint solution encompassing both Union Heights and the
Winsor neighborhood immediately north of the prime area of study.

Aside from

the fact that additional residential acreage is necessary to accommodate the
overcrowded Union Heights Neighborhood, the Winsor area is at the tipping
point racially, and may expect to become all Black as the area declines in
residential quality, and the white residents seek refuge in all white suburbs.
This trend can be reversed if the total area (i.e., Union Heights and Winsor)
is improved uniformly in residential quality.
A second factor that should be recognized is the need for multi-family
dwellings and apartments to facilitate a greater economy of space and more
useable acreage for open space and recreation.

This factor, however, will

also satisfy the needs of many residents who cannot qualify under federally
subsidized home ownership programs.

Table Three indicates that as much as
16

60 percent of the neighborhood may be suited for apartments and group dwelling
units.

The exact makeup of this hypothetical majority is nevertheless hard

to measure, and, in reality, will more likely reflect personal preferences,
economic conditions, marital status, and the age composition of the people.
TABLE THREE
HYPO'IHETICAL LAND AREA AND DENSITY FOR UNION HEIGHTS
WITH DIVERSIFIED DWELLING TYPES
Population Composition a.
Proposed Dwelling

Type of Family

%of
Families

Families with
minor children

40

Childless couples,
single adults and
other adult households. . .
Total

Required Neighhood Land Area

Dwelling Units
(families)

Sq. ft. per
Percent Number Family b.

Type

Total
Acres

1-family detached
1-family row

20
20

165
165

8520
5920

32.3
22.4

3-story apartment
6-story apartment

25
35

206
289

2285
1670

10.4
11.1

100%

825

60
100

Resultant Neighborhood density:

77.6

10.8 Families per acre

a.

Distribution of families from Data in Appendix B.

b.

Based upon minimum standards provided in Table 13, Planning the Neighborhood, by the American Public Association, 1960.

SOURCE:

Division of Administration, Office of the Governor

As a final part of the analysis of Tables Two and Three comes the idea

that, given adequate provisions for all the amenities of neighborhood life,
an additional 15.4 acres may be all that is necessary to accommodate an expanded Union Heights neighborhood.

In all calculations, the most favorable

conditions in regard to topography and useability of the land have been assumed.
17

\~ere

special conditions prohibit such assumptions, multiple use of facilities

may render maximum flexibility without sacrificing the underlining principals
of density standards.

Although it is doubtful whether it would be possible

to stabilize the residential environment of Union Heights if skimping was to
result from not enough land being available outside the neighborhood in useable
quantities.
Housing Conditions
Figure Two effectively conveys the extent of housing deterioration prevalent in the Union Heights Neighborhood.

.As a method of translating this

visual image of housing decay, Table Four shows, by number and percent, the
housing conditions obtained from a house to house survey conducted in November,
1971.
TABLE FOUR

RESIDENTIAL STRUCTURAL ANALYSIS
OF THE UNION HEIGHTS NEIGHBORI-DOD
1971
Data

Housing Characteristics

644

1.

Total Residential Units

2.

Total Vacant Units

3.

Standard Units by Number and Percent

4.

Deteriorated Units by Number and Percent

197-31%

5.

Dilapidated Units by Number and Percent

383-61 %

6.

Hob il e Homes

7.

Total Neighborhood Population

8.

Percent of Population in Standard Units

SOURCE:

27

50-8%

14
3,13 5

Division of Administration, Office of the Governor
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1.6 %

.....

The information shown above indicated that because of the nature and
extent of the housing deterioration, nothing short of a comprehensive treatment
of all the related conditions of poor housing will insure a modicum of success
to the redevelopment of Union Heights.

This assessment of the development

opportunities for Union Heights is borne out by the housing information provided in Appendix B of this report.

What is particularly worthy of noting is

that certain federal programs (i.e., concentrated code enforcement) would have
little, if any, impact on improving the structural quality of existing substandard housing units.

With approximately 92 percent of the 644 housing units

classified as substandard, a serious doubt emerges about the efficacy of proposing a rehabilitation program in the Neighborhood; not only because of the
exorbitant cost involved in such a program, but also because of the logical
limitations of such an idea, considering the pervasive slum environment that
would must assuredly continue to exist despite the effort to improve individual
dwelling units.
This is not to say that a comprehensive program of neighborhood redevelopment would automatically imply massive clearance and social disruption of the
Union Heights Neighborhood.

Built within the framwork of present federal

programs is the requirement that all persons threatened by displacement from
redevelopment activity be provided with a safe and sanitary dwelling unit.
Specifically, since 1970, this concept has been broadened so that individuals
and families displaced by redevelopment are assured that there are dwelling
units equal in number to those who need them; t 11at replacement units represent
rents and prices within the financial means of those il1dividuals and families
affected by redevelopment; and that replacement housing must not be less

19

desirable in regard to public utilities and public and commercial services,
and reasonably accessible to existing places of employment.2
\Vhatever the product ive results may be in relation to the mass of federal
resources available for neighborhood redevelopment, it is likely to be more
a quest ion of proper st rategy
lat ions.

th~n

a struggle with inflexible rules and regu-

New approaches to the problems surrounding neighborhood redevelopment

ShOH a clear indication that strategies can be formulated which allow redevelopment and relocation to occur simultaneously, without working any significant
hardship on the families that choose to remain in the project area.

}breover,

the success that should be achieved in the relocation program will in no small
measure depend upon the skills of the person designated as relocation officer
for Union Heights.

Often the relocation officer's skills will supercede the

importance of the Redevelopment Plan itself; since the critical factor must
always be a total knowledge of how each individual family will receive a suitable relocation dwelling unit months before the family is actually scheduled
to be relocated as a result of redevelopment activity.
Finally, the redevelopment and relocation process touches on such practical questions as the following:

1.

Does the relocation process as it

pertains to the neighborhood residents, take into account the intrinsic value
system of the people; \vhich, in part, places a high premium on pres erving the
social and family bonds established in the neighborhood?

2.

Can the reloca-

tion payments, borne primarily by the federal government, alter in substantial
numbers of people the desire to stay in Union Heights after redevelopment is
completed? 3.

lVhat alternatives are possible so that relocation <an precede

in phases as redevelopment is carried out?
2.

U. S. House of Representative, Committee on Public Works, "Uni form
Relocation Assistance and Real Property Acquisition Policies Act of 1970."
20
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The Department of Housing and Urban Development, in a manner consistent
with Title VIII of the Civil Rights Act of 1968, rrrust require that adequate
proof be shown that racial, ethnic, or economic concentrations of people will
not result in Union Heights as a consequence of federally supported redevelopment activity.

This requirement makes clear that a total Black neighborhood

will no longer be possible if redevelopment occurs in Union Heights.

This

requirement, however, cuts both ways since no individual or family can be
dis crimina ted against in their pursuit of a safe and sanitary dwelling unit.
Therefore, while Union Heights may display less of its original character in
the future, this sacrifice will not occur without its compensation in terms
of a f r ee and open housing market for those seeking relocation housing throughout the county.
The issue of relocation payments distributed to individuals and families
di splaced by redevelopment activity r aises several impor tant questions regarding the basic feasibility of neighborhood renewal.

In theory, at least,

carrying out the relocation of families displaced by redevelopment is done
with the ·purpose of re-establishing these families, to the extent allowed by
law, back into their original neighborhood.

However, past experience has

shown that many famil i es and individuals are more than willing to forego the
benefit s of existing social ties with their neighborhood, when new economic
resources allow for a migration into areas more compatible with residential
development.

The information supplied in Appendix B shows nearly an even split

between residents who would relocate outside the neighborhood, and those who
wish to remain in Union Heights.

At the present time, public opinion seems to

be mobilized in favor of preserving the neighborhood as a residential site;
but it is impossible at this stage of study, to ascertain how many residents,
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if given a viable economic choice of relocation sites, would choose some
other neighborhood to establish residence.

This yet unmeasured factor will

have a profound effect on the course redevelopment may ultimately take in
Union Heights.

As efforts become more crystalized toward neighborhood redevelopment,
additional attention must be given to the feasible methods by which relocation
and redevelopment can be synchronized in a mutually compatible fashion.

One

of the most promising techniques is to phase demolition and construction of
housing and related facilities on a piecemeal basis in one area of the neighborhood at a time.

In this way, temporary trailors can be used to house the

displaced families until new relocation housing is completed in the community,
or other compatible housing is located outside of the neighborhood.

In all

cases, the schedule for acquisition of land should not assume a direct priority
over the problems of the families involved in relocation.
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ZONING REGULATIONS
COVERING UNION HEIGHfS

-

At the present time, all areas of Union Heights, and the Winsor neighborhood adjacent to the prime area of study, are classified RS-6, or high density
single-family district.

Basically 1 this zoning classification provides for

a minimum of 6,000 square feet per residential lot.

Although this require-

ment does not fit the vast majority of existing residential lots, it will not,
however, prohibit the construction of new

single~family

which do not meet the space requirements demanded of a

dwelling units on lots
RS~6

zone.

Naturally,

the RS"'6 zone contains proyisions for the establishment of complementary land
use activities, Which serve to satisfy recreational, educational, health, and
religious activities of the neighborhood residents.

However, the RS-6 zone,

since it is developed as a single-family use category, will not permit commercial establishments to be built in the future, nor will it allow multi-family
development to occur in the neighborhood.

These particular limitations pre-

sent significant problems for the redevelopment effort in the neighborhood,
but, nevertheless, can be overcame through the administrative procedures outlined in the County Zoning Ordinance.
Considering the necessity for a mixture of residential densities, and
various other modifications dealing with lot sizes, dwelling tYPes, and
commercial-educational facilities, it it now apparent that new trends in
neighborhood design will demand a significant alteration in the land use regulations governing Union Heights.

This is borne out by the overt shift away

from homogeneous land use planning \Jlereby the primary interest of the developer has been to insulate planning areas from so-called deleterious environmental forces existing within and outside the primary area of interest.
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Therefore, the plans for the redevelopment of Union Heights must rely on the
most f lexible arrangement of land use elements allowable, within the spirit
and intent of the Charleston County Zoning Ordinance.
This is provided within Chapter 20 of the County Zoning Ordinance in a
section knovm as the Planned Development District.

In effect, this provision

allows the County Planning Board, with the full knowledge and approval of the
County Council, to permit a developer to create an innovative land use plan
for the neighborhood which would dramatically alter the present land use pattern sanctioned by the existing zoning district of the area.

The proposed

redevelopment plan for Union Heights would be officially recognized as a
Planned Unit Development, and eventually would be so noted on the County Zoning
Map for that area.

This would only be possible, however, when neighborhood

development plans are fully understood by county officials and their planning
advisors, and supported by detailed evidence that performance standards will
guarantee the compatibility of the development with surrounding areas.
This issue of compatibility with other areas raises another consideration
~

the planning of Union Heights.

Figure Three shows that Union Heights is

surrounded by industrial zoning districts.

It has long been conceded that

Union Heights exists in a highly unfavorable environment for residential development.

Yet, it is equally true that Union Heights represents "home" to a

significant number of black people, and that Union Heights will continue to
exis t despite the success or failure that a redevelopment proposal may meet in
the political arena.

Therefore, compatibility with surrounding areas may

really be an issue of how to insure that industrial wastes and by-products
(e.g., air and water pollution) are regulated and kept within the acceptable
limits of the minimum health and safety standards of the local, state, and
federal laws governing industrial emissions.
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Such an interest and consideration
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FIGURE THREE

is already in effect in Charleston County, through the provisions in the
County Zoning Ordinance of stringent regulations governing air, water, noise,
glare, and other noxious by-products of industrial production.

If properly

enforced, Union Heights is in no measurable danger of receiving contamination
from adjacent industrial sites.
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PLANNING AND REGULATORY REQUIRFMENTS

The content of subsequent legislative amendments adopted after the original
Urban Renewal Law places heavy responsibility on local units of government to
enact and enforce stringent regulations designed to augment statutory provisions of the original Act.

One of the most important of these federally

required regulations is the Workable Program for Community Improvement.

The

Workable Program is based on the recognition that the federal and local relationship must be a mutually compatible endeavor, and that federal funds for
redevelopment and housing projects cannot, by themselves, be effective unless
local governments exercise the full range of their regulatory powers in community efforts on a sustained and coordinated basis.
The specific requirements of the Workable Program are designed to provide
a general framework by which local units of government can tie together all the
various public and private efforts necessary to obtain an overall view of its
housing and development needs; as well as to outline specifically what it must
do initially, and what it must continue to do to meet its housing needs.

The

Workable Program concentrates on four essential program areas, all of which
must be planned in detail before Federal funds can be authorized to finance
urban redevelopment activity.
A.

"Code Adoption and Enforcement.

The adoption of housing, building

and related codes is a prerequisite for effective application
of federal programs in areas of high priority needs, but should
ultimately lead to community-wide application of these codes.
B.

Planning and Programming.

Within the scope of the comprehensive

planning framework, action programs must be developed which
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delineate methods of treating blighted areas, while encouraging
the formation of safe and compatible neighborhood environments
for family life.
C.

Housing and Relocation.

The development of a centralized or

coordinated program for assisting in the relocation of all
persons and business concerns displaced by public action in
the community, and the development of a program to expand the
supply of housing for low and moderate-income families on the
basis of equal opportunity.
D.

Citizen Participation.

The establishment of programs designed

to achieve involvement of citizens, including poor and minority
groups, in planning and carrying out federally assisted programs
related to the Workable Program."3
A detailed explanation of the policies and requirements for each of the
above four areas is set forth below in subsequent analysis.
Charleston Code Enforcement Program
The local government of Charleston County faces the same Constitutional
constrictions of power that are inherent to all county governments of South
Carolina.

Translating the issue into what it means in the context of an urban

redevelopment program, Charleston County cannot, according to Sections
14-400.601 and 56-1521, Code of Laws of South Carolina, 1962, authorize through
the adoption of nationally recognized housing codes, that dilapidated structures
either be repaired, removed or demolished as part of an ongoing Workable Program
committment.

This is a most serious restriction· of the police powers, since

compliance with federal guidelines dictates that the local governmental unit
3.

A HUD Handbood, MPD 7100.la, Workable Program for Community Improvement,
p. 2.
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must, in effect, have at least six months prior to certification, one of
the many housing codes used throughout the Nation.

This is not, however, an

open-ended exercise of the police power since compliance with the tenets of
the Workable Program must always include a recognition that communities may
need to enforce housing codes in a flexible manner, so as to avoid working an
undue hardship on the poorest families who would likely occupy a disproportionate number of substandard units in the county.
The application of building codes presents somewhat of a different obstacle
to the Workable Program requirements in Charleston County since they are essentially prescriptive in ways of

elirninat~g

blight producing factors in the

choice of materials and construction techniques.

At the present time, Charles-

ton County has adopted the Southern Standard Building Codes i.e., plumbing,
electrical and gas codes.

This too, however, is circumscribed by constitutional

limitations because it allows (e.g., 14-400.601, as amended by Act 478) counties
to regulate construction, alterations and repair of structure when undertaken,
not to require that such be undertaken as a result of a code inspection program
authorized by a county government.

Consequently, an appraisal must be made of

the powers and duties that counties and municipalities should exercise when
problems of poverty and urbanization force local governments into aggressive
campaigns against blight and blight producing factors.
The code enforcement requirements of the Workable Program make it apparent
that Charleston County must seek legislative remedy if it is to approach the
Union Heights redevelopment issue as a part of an overall county effort
designed to combine housing programs within the general framework of comprehensive county-wide planning.

Speaking of the power and control of the legislature

over counties, and the absence of any right of local self-government by counties,
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the South Carolina Supreme Court in Lillard v. Melton, quoted the fnllowing
passage from Section 98 of Dillard on Municipal Corporations:
"It must now be conceded that the great weight of authority denies
the existence, in the absence of special constitutional prov1s10ns,
of any ~1erent right of local self-government which is beyond legislative control. The Supreme Court of the United States has declared
that a 'municipal corporation, in the exercise of all its duties,
including those most strictly local or internal, is but a department
of the State. The legislature may give it all the powers such a
being is capable of receiving, making it a miniature state within
its locality; or it may strip it of every power, leaving it a corporation in name only; and it may create and recreate these changes
as often as it chooses, or it may itself exercise directly within
the locality any or all the powers usually committed to a municipality . . . The people are the recognized source of all authority,
State and f-.1unicipal; and to this authority it must come at last."
Clearly then the General Assembly could, by general act, delegate to the
counties the authority to require that structures, because of their dilapidated
condition must be removed, repaired, or demolished in the interest of public
health and safety.4

This will, by necessity, require that the County Delegation

of Charleston County assume an active role in expediting the passage of such a
bill through the legislature.

If indeed, such a bill were offered to the

legislature, it must follow the broad dictum outlined in Gnad v. Walker, which
prohibits the special delegation of police powers to privileged governmental
units, independent of similar privileges granted to all governmental units of
like size and composition.

Already, considerable political activity has mater-

ialized over this issue, and definite signs show that counties, regardless of
the amount of urbanization, will have a vital stake in the outcome of the issue.
The politicalization of this issue on a statewide basis may cause serious
delays to the primary objective, that of the redevelopment of Union Heights,
and the subordinate objective of enforci11g housing codes throughout Charleston
4.

House Bill H.2730 deals with this issue but it has yet to become part of
the State Law.
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County.

Whatever may be done to avert such unwarranted political activity may

ultimately lie with an indirect approach to the problem.

The State Constitu-

tion, under Article VIII, as amended by Section 15, allows for counties and
municipalities to create, participate in, and provide financial support for,
Regional Councils of Government to study and make recommendations on matters
affecting the public, health, safety and general welfare, and such other matters
as the common interest of the participating governments may dictate.5 The new
amendment to the Constitution goes on to say that "Legislature may authorize
participating governments to provide financial support for facilities and services required to implement recommendations of such organizations which are
accepted and approved by the governing bodies of the participating political
subdivisions .... "

The argument is that Article VII, Section 15, by allowing

the Regional Councils of Government authorized by the General Assembly to make
studies and recommendations on matters affecting the public health, safety and
general welfare within the areas of the member counties and municipalities, and
by authorizing participating counties and municipalities to receive and finance
the implementation of these plans, in effect has created a means whereby counties
can enter fields heretofore denied them under the Constitution.

As a result of

this indirect approach, the Berkeley-Charleston Regional Planning Commission
could, by recommendation, propose that the County Building Inspection Department
become empowered to enforce housing codes, and that the Charleston County Government may obtain legislative implementing authority to enforce such recommendations as may be sanctionable under Article VIII of the State Constitution.
5.

The basis of this and subsequent analysis is derived from a legal op1n1on
offered by the Attorney General's Office on the implied meaning of Act 90.
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Planning and Programming
The Berkeley-Charleston-Dorchester Regional Planning Commission constitutes
the primary agency responsible for the development of plans and programs designed
to eliminate blighted areas and guide urban growth in a manner compatible with
comprehensive planning principles.

Within the context of an ongoing planning

program, the Regional Planning Commission can exercise considerable latitude
in defining ways to eradicate slums, so long as there is contained within such
regional planning programs, sufficient scope and content to measure the desirability of neighborhood redevelopment programs of the nature being proposed for
Union Heights.

As a minimum, Charleston County should have a land use plan,

thoroughfare plan, community facilities plan, public improvements program, zoning
ordinance and subdivision regulations, although the inclusion of all these work
elements may not be necessary for approval of a Workable Program Certification.
The Preliminary Regional Development Plan for Berkeley and Charleston
Counties has already outlined in general terms the projected growth trends for
the Region, and the goals by Which these trends should be judged and guided by
the governing authority of Charleston County.

By definition, however, the

Regional Development Plan makes no effort to deal specifically with the problems
faced by individuals and families within the context of existing residential
areas.

It it sufficient that the primary purpose of the comprehensive plan at

the regional scale is to identify and control the important development variables
interacting in the regions, while yet remaining flexible enough to recognize
changing conditions and public attitudes workir,g within t.1.e Region.

The compre-

hensive plan, therefore, as it relates to housing and residential development,
offers only general guidance in defining housing needs, in locating preferred
residential sites, and making concrete suggestions about how to eradicate existing slums and blight producing factors.
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The Workable Program, because of the nature of planning for neighborhood
redevelopment, must impose more rigid planning requirements that go beyond the
generalized treatment of development trends found within the Preliminary Regional
Development Plan for Berkeley-Charleston Counties.

The local government of

Charleston County will be expected to develop specific action programs to help
overcome the major physical, social, and economic problems of the slums and
blighted areas.

Therefore, planning at the community and neighborhood level

requires considerable analysis relating to such factors and variables which are
specifically addressed in detail concerning Union

r~ights.

Just as programs

and policies will ultimately formulate methods to alleviate the poverty and slum
conditions of Union Heights; so too must comparable information on similar areas
of the county become the basis for programs to solve these needs.

The scope and

content of the social and economic action programs, and the goals and timetables
for accomplishments, will be determined solely by Charleston County, based on
its assessment of needs, priorities, and feasibility.

In summary then, the

Workable Program will be used as a mechanism to gauge the progress of Charleston
County in analyzing the problems of the slums, setting goals, developing specific
action programs and budgets, and implementing them.
Housing and Relocation
A part of the larger issue of urban redevelopment is the concern for families and individuals displaced by governmental action, and the development of
a housing inventory and capability on the part of local government to plan and
implement a program to expand the supply of housing for minority and low and
moderate-income families and individuals.

The basic objective in achieving

this goal is divided between an emphasis on a fair and equitable system of
relocating families (in the manner discussed in a previous section of this
Report), and a quantitative analysis of the housing market which identifies
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the gap between the munber of low and moderate-income families presently living
in substandard housing, and the number of standard units existing at prices such
families can afford to pay.

In addition, plans must be prepared and implemented

which attempt to expand the supply of housing for low and moderate-income families and individuals, through federal, state, or local aid programs.

All pro-

grams must, as a minimum, require the replacement on a one-to-one basis, of
all substandard housing units removed from the local housing market which were
the result of federally supported grant programs.

A detailed description of

each housing program to be used to meet housing needs must be identified with
names of sponsoring agencies, timetables for starting construction, and with
the munber and size of units involved.

While this signifies a major planning

and financial commitment on the part of local government, it is, nevertheless,
absolutely essential toward a comprehensive treatment of housing problems, and
one Which cannot be duplicated with less effort given the present state of
housing deterioration in Union Heights and Charleston County.
Citizen Involvement
The persistent efforts by the federal government to bring minority and
disadvantaged groups into the political process indicates a growing awareness
that communi t y redevelopment activity is made more secure when people directly
affect ed by government pr ograms are encouraged to help shape policies which
ultimately lead t o maj or changes in the direction and quality of their own lives.
It is ess ential that citizen invol vement be satisfying, rewarding, and not
f rustrating if it is to achieve the basic obj ective of creating and sustaining
a voluntary union and mutual t rust between government and its citizens.

Such

is not always the case when public agencies fail t o realize that t he complexity
of the community development "j i g-saw puzzle" imposes severe psychological
pressures on the many undereducated poor people, who often number among the
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hapless victims of government action devoid of any direct or visible accountability for its own redevelopment programs.
Therefore, recognizing the need for experimentation, the Workable Program
does not contain any specific requirements for the form that citizen participation must take.

Considering the present high standard of citizen involvement

found in the Union Heights Neighborhood, it may be feasible to duplicate the
neighborhood council idea Wherever renewal activity may affect the stability
of a residential area.

These independent neighborhood councils could repre-

sent a potent political force in the decision-making process, and as a result,
intercede in behalf of individuals and families Who would ordinarily be left
to fend for themselves against the "system."
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AITAINHENf OF OBJECTIVES

The task of comprehensive planning for neighborhood improvement inevitably
contains the foundation for an indepth application of planning principals within
the region Where housing problems are inextricably tied to the broader issues
of urban development.

It must be emphasized that Union Heights is only one area

of Charleston County Where housing problems have reached critical proportions.
To approach the problems of Union Heights independent of a greater concern for
the total housing picture of Charleston County is tantamount to a negative
outlook toward the complex factors contributing to poverty and slum conditions,
and an obvious avoidance of the costly and time comsuming task of developing
a systematic program of housing improvement.

The large body of information

concerning Union Heights indicates that Whatever the desired effect may be in
redevelopment of Union Heights, the basic program design must take into account
a complex series of federal and local programs, all of Which specifically apply
to different aspects of the physical and social maladies of the neighborhood.
Federal Aid Programs Arrlicable to the
Redevelopment Process 1n Union Heights
With each specific design proposal that may be offered for consideration
in the redevelopment process of Union Heights, numerous alternative aid programs exist ¥mich address the socio-economic mix of the neighborhood residents,
and the desired physical redevelopment scheme ultimately decided upon by all
decision-making entities.

Table Five, below, renders a general conception of

the various federally assisted programs which may prove to be of some value in
developing means to eliminate the slum conditions present in the Neighborhood.
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TABLE FIVE
FEDERAL PROGRAMS APPLICABLE
TO THE INDIVIDUALS AND
FAMILIES OF UNION HEIGHfS
CHARLESTON, SOUTH CAROLINA
AUGUST 1971
Federal Housing Programs

No. of Families Eligiblel

&231
&115

Senior Citizens Housing, Sec. 202

195

Rehabilitation Grants, Sec. 312

368

Interest Supplements on Home Mbrtagages, Sec. 235

125

Low Rent Public Housing

483

Low Rent Public Housing - Leasing - Sec. 23

&lOC

231

Regular Home Purchases, FHA 203(b)

14

Rental and Cooperative Housing for Low and
Moderate Income Families, Sec. 22l(d)3

343

Mortgage Credit Assistance for Homeownership, Sec. 237

105

Rental Housing for Low and MOderate Income
Families, Sec. 22l(d)4

343

1.

Based on Economic Data reported in Appendix B.

SOVRCE:

Division of Administration, Office of the Governor

The catalog of federal assistance enumerated above shows a considerable
amount of overlap among the programs, since specific application is determined
by rather flexible criteria of overall purpose and groups of people to be
served.

However, the federal programs should be viewed as general parameters

to guide the urban designer in determining how alternate design schemes can
incorporate the housing needs of the people with· the design principles necessary
to make neighborhood living practical and rewarding.

More indepth information

regarding the exact breakdown of housing types as well as specific programs
to finance these housing improvements should be determined by means of a
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considered the local contribution to public housing costs. 6 The si rrnificance
that this provisio11 plays in defraying the cost to local government for participating in public hous ing is dependent upon the local tax rate in Charleston
County.
Whil e cost reductions has always been uppermost in the mind of the
federal government in providing low cost public housing, it has nevertheless,
been very difficult to reach the poorest families with unusual characteristics,
.e., in terms of family size, age composition, etc.

For this reason, addi-

tional federal subsidies are provided on public housing units occupied by
especially disadvantaged families.

This concern was first made visible with the

Housing and Urban Development Act of 1969, which authorized additional federal
subsidies to cover all rental cost in excess of one-fourth of the tenant's
income, less $100 deduction for children.?

The net effect of this additional

federal assistance has been to cushion the effect of risiilg production cost,
and to allow increased assistance to the poorest families who otherwise
would be ineligible for these programs because of inadequate personal iilcomes.
Low-Rent Public Housing-Leasing:
With the spread of federal programs presently available to local public
authorities, it becomes apparent that certain housing strategies are gradually
becoming defined, and more sophistication is going into the deliileation of
where, and within what areas, different housing programs should be . emphasized.
Leased housing, although it receives funding support from public housiilg appropriations, is privately owned as opposed to publicly owned, and is composed
6.

Taggart, Robert, Low-Income Housing:
The Johns Hopkiils Press, 1970.

7.

Ibid. , p. 23.
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A Critique of Federal Aid, p. 22,

personal interview of all Union Heights residents, and should be done as part
of a general counseling service constructed to aid residents in achieving a
smooth transition into better housing units.
A full description of the above referenced housing programs is presented
in Appendix C of this report.

The performance and characteristics of these

federal programs also can provide decision-makers with a general knowledge of
the advantages to be realized within the various categories suggested above.
Subsidies under Public Housing:
The public housing program is the cornerstone of federal housing assistance,
and it represents the most widely serviceable program to the majority of neighborhood residents.

By and large, the public housing program has proven to be

one of the most amenable federal aid programs to the property tax structure of
local government, and yet, equally reliable in reaching the large ntunber of poor
people Who, because of extremely low incomes, are virtually locked out of
participation in home-ownership programs financed under the VA and FHA mortgage
insurance programs.

The local public authority usually finances these pro-

jects itself, selling long-term, tax-free bonds in the private market, though
HUD usually assists in the financing of these programs through contributions
designed to cover the debt service on local public authority bonds.

The

federal government has found that federal subsidies can be credited for reducing
by one-half, the usual market rates on housing rentals.
Ordinarily, the property taxes would mean a substantial increase in the
average monthly rate for publicly assisted low-income housing.
property taxes are not assessed on public housing.

However,

In return, the local

government is paid ten percent of the rents in lieu of property taxes, with the
provision that the difference between the property tax and the rents would be
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of existing units as well as newly constructed units.

Consequently, the leased

housing program should be viewed as a separate strategy from conventional
public housing, and it should be granted a separate role to play in the housing
effort.
The leasing program works through a system of renewable contracts extended
through a five-year period which commit the local authority to the continued
rental of a stated number of privately owned units at a specified rent.

Since

there are no income limits for continued occupancy, and since units are scattered
throughout the entire community, it is hoped that the renter, even though he may
not receive continued subsidies on his rent if his income goes too high, can
nevertheless stay in the unit, thereby becoming integrated into the neighborhood
in which he lives.

Leased housing, therefore, has proven to be an effective

mechanism in distributing low-income people into existing residential neighborhoods by means of the presently defined housing market system.
The financing of the leased housing program is provided through an annual
federal contribution to the local authority.

The federal subsidy makes up the

difference between what normally may be the cost to the individual renter in
conventional public housing, and the amount paid to the property owner under
the lease agreement.

It should be emphasized that much better results may be

anticipated from the program if it is utilized for existing or rehabilitated
dwellings.

New construction can better be handled under the conventional

public housing n1et hods, where the local authority gets more for its money in
terms of equity build-up and quality control on the construction of new, lowcost dwelling units.
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Additional Rental Housing Programs:
Because housing needs are a problem for moderate, as well as low-income
families, the federal government has resolved to initiate different techniques
which would stimulate the private market into the volume production of low-cost
dwelling units.

The first signs of this priority crystalized in the 1961

Housing Act under the 22l(d)(3) program, which provides special assistance
funds to the Federal National Mortgage Association for the purchase of lowincome project mortgages bearing a below-market interest rate
more than three percent.8

(B~1IR)

of not

By this method it was expected that reduced interest

rates would lower interest payments on development cost and facilitating lower
rents.

In addition to the 22l(d)(3) program, the BMIR technique was used in

the 202 elderly housing program, which provided fifty-year, three percent loans
to non-profit sponsors of housing designed for elderly occupants.
Since 1968, the 236 program has gradually become the new emphasis in lowcost rental housing programs.

As a result, all future loans applied for through

the 22l(d)(3), and 202 programs are to be channeled through the 236 program.
The major difference between 236 and the earlier 22l(d)(3) and 202 programs is
the reliance on private sources of credit to finance the 236 program.

The way

the 236 program is financed is through interest subsidy payments to private
mortgagors, rather than through direct government loans; private credit is
means to be used rather than public sources.9 To insure that the federal
subsidies will be reflected in lower rents to those ll.ho qualify for the 236
program, restrictions are placed on elegible sponsors.

They must be either

non-profit groups, cooperatives, or limited-dividend corporations.
8.

Taggard, op. cit.

p. 63.

9.

Taggard, op. cit.

p. 64.

41

Finally, the rent charged to the occupants of 236 projects is based on
their n1come.

The renter pays one-fourth of his adjusted income, less $300

deductions for each child in the family.

In theory, as the family income

increases, the rent also increases in a corresponding fashion, until the family
is paying a market rate.
Homeownership Program:
There are numerous reasons why the critical housing problems in Union
Heights must be considered primarily from the position of meeting material
necessities, i.e., four walls, a roof that doesn't leak, indoor plumbing for
every housing unit in the Neighborhood.

But, from the standpoint of past exper-

ience in housing programs, it is now a well known fact that other values are
important, and must be incorporated in the planning and design phase of neighborhood redevelopment.

Case histories show that there has been little atten-

tion to the other aspects of housing, such as the amenities which it offers,
the life-style it promotes, or the secttrity it provides.lO

For the majority

of American families, these other aspects are best realized through

homeo~mer-

ship; and consequently, present efforts toward the prospects of neighborhood
redevelopment must acknowledge the necessity of incorporating within the design
scheme, a significant percentage of homeownership among the residents of Union
Heights.
10.

A five-year case history of the Pruitt-Igoe Housing Project in St. Louis
by Lee Rainwater, Professor of Sociology at Washington University,
indicates that the project area is plagued by petty crimes, vandalism,
much destruction of the physical plant, and has a very bad reputation
in both Negro and white communities.
Lee Rainwater, "Fear and the House-as-Haven in the Lower Class,"
Urban Planning and Social Policy, edited by Bernard J. Frieden and
Robert Morris (New York, 1968), p. 88.

In the Housing Act of 1968, Congress recognized the need for lower-class
homeowners, by initiating the first major program of direct subsidies for
homeownership - the 235 program.

-

The target population for whom the program

is intended are families with b1comes between $3,000 to $8,000, and sufficiently
stable to contribute to the balance of the mortgage not subsidized by the
federal government.

The financing arrangement under the 235 program is

handled through a private FHA-insured mortgage company.

The eligible home-

buyer receives a subsidy to his monthly mortgage payment which makes up the
difference between one-fifth of the family's income (less a $25 monthly
deduction for each child) and monthly payments for principal, interest, taxes
and insurance payments.

The family continues the mortgage payments with a

corresponding decrease in federal subsidy as the family income climbs over the
income limits.

The accuracy of the 235 subsidy program is checked every two

years through a formal re-certification procedure.
Rehabilitation Program:
lVhile rehabilitation contains less promise for Union Heights than other
programs mentioned above, it still has considerable merit for other areas of
Charleston County, but especially for the Winsor Neighborhood adjacent to
Union Heights.

All the subsidy programs discussed contain provisions for

rehabilitation, although it usually accounts for only a fraction of the activities financed under the various categories.

The 312 loan program and 115 grant

program are two rehabilitation programs which provide funds exclusively for
rehabilitation purposes.

The 312 loan program is directed to property owners

in urban renewal and concentrated code enforcement areas.

Loans up to $10,000,

and carrying a three percent B!',liR are allowed for both non-residential and
residential properties.

With a recent change in the law, the 312 loan program
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can be applied to deteriorated structures by individuals who have incomes well
above the poverty 1 ine.
The 115 grant program is closely related to 312; they serve the same areas
(i.e., urban renewal and code enforcement areas) and are often applied in
combination for the same purpose.

The maximum grant allowed under the 115

rehabilitation program amounts to only $3,500, although the amount of the grant
cannot exceed the cost of rehabilitation.

Thus, the 115 grant program is

oriented toward the interest of the lowest-income families, while the 312
loan program is more diversified in its application.

The 115 and 312 programs

account for more rehabilitation projects than any other government programs,
but their assistance is limited in geographic application, and in terms of what
kind of repairs are eligible for financing.
Designing Union Heights
The basis for judging an urban design proposal is how well it accommodates
the lives of its inhabitants.

In the design of residential neighborhoods accom-

modation is synonymous with "livability." Therefore, certain guideposts of
design must be identified before it is feasible to consider how neighborhood
redevelopment should be accomplished.

As a start, the elements of urban design

at the neighborhood scale can be stated as the following:
street layout, land division, and planned open spaces.

the pattern of

These elements of

design are important variables which demand constant re-evaluation so that the
objectives of site design planning remain consistent with the user requirements
of the man-made environment.
Is it necessary, however, to make detailed site plans to achieve the
objectives of planning at the neighborhood scale?

Could not building groups

be allowed to grow "naturally," just as many other aesthet1cally worthy examples
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of urban architecture have been accomplished in the past?

-

Unfortunately,

streets, buildings, open spaces, and even neigliliorhoods do not grow and develop
independent of external influences.

They are shaped and located by someone's

decision or plan, however limited and careless that decision may be.

The real

issue is not whether neighborhoods should be planned, but rather how intensive
and comprehensive the plans should be.

Many influences guide us toward neigh-

borhood redevelopment at a large scale:

the growing complexity and interdepen-

dence of neighborhood facilities and services, federal programs which demand
a comprehensive approach to basic urban problems, and the intriguing possibilities
of assuaging the cyclical nature of poverty through a comprehensively designed
neighborhood envjronment oriented to the needs of the poor.

But regardless of

the issue of scale and quality of development, a neighborhood must somehow be
organized, if only by a piecemeal decision.
An Optimum Design Approach:

The existing neighborhood, and the purpose for which it should be altered,
are the two sources from which the design takes shape.

These two sources are

interrelated, and must be shaped and modified by the objectives the design
concept must seek to achieve.

Objectives, however, must satisfy the way people

will utilize the 'man-made and natural environment," but they must not fix a
particular physical solution at the initial stage of planning.

This must be

understood in order to avoid dictating the appropriate solution before the
actual design has been determined.
Beyond this question of the level of generality, the objectives of the
design process should be significant ones:

their application should discrimi-

nate between alternative solutions and cause decisions to be made on a clearcut basis.

The design of dwellings, streets, open spaces, and other functional
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parts of the neighborhood scheme are only elements to be manipulated as objectives to bring to light factors which must be considered in order to conceptualize the major aspects of the desired design solution. Without a system that
defines objectives, a plan is likely to reflect the subjective opinions of the
designer; and thus, completely disregard the values, habits, and goals of the
people who will inhabit the newly designed environment.

Even if by professional

experience the designer must modify the goals of the users of the new environment, he must first understand the context of the existing situation from which
he hopes to depart.
The objectives of any site design are varied according to the unique
conditions of the area and the characteristics of the people involved. However,
several recurring themes are important to note as measurements against which to
judge alternative design solutions:
1.

"Functional Adequacy - Will the Neighborhood operate as an integral

-.

part of the region, with services and facilities provided according
to the needs of the people?

Is there enough potential in the site

to insure that the amenities and aesthetics of good design can be
treated in an adequate way? The concern for this kind of information goes back to the basic motives for proposing a redevelopment
plan for Union Heights, and is a fundamental concern of any professional site design specialist.
2.

Optimum Communication - The issue here is not merely whether goods,
services, and people are capable of moving easily within the boundaries of the Neighborhood; but rather what kind of cornnn.m.ication
is desirable and on what level should this communication exist.
For example, does the community desire a high degree of interaction
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among the people of the area, or is privacy a more desired objective?
As a rule, the internal arrangement of design elements can have a

profound effect on the quantity of interaction, but only a limited
impact on the quality of such communication.

Social, rather than

physical environment is probably the dominant factor here.
3.

Choice - Since the range of housing needs in Union Heights is great,
and personal preferences are not always easy to determine through
objective demographic statistics, it is advisable to program a
degree of choice in the design of habitat, facilities, services,
activities, and neighbors.

Such an objective is rarely served by

laissez-faire, or random order.

Normally, such variety can only

be attained when careful planning is utilized.

4.

Cost - Given the people to be served, and the standards to be met,
~hich

plan is cheaper? Often such an obvious and important question

is answered in a superficial manner.

Cost is an allocating device

and therefore, as a criteria, it always functions as a guide in
determining ultimate feasibility of a project.

As a result, a

balance must be found between cost and the objectives that must be
attained in order to satisfy the needs of the people.

There is a

point of diminishing return where cost reduction will jeopardize
the feasibility of achieving the design objectives of the project.
Often the cost difference between good and bad work may lie more in
additional design time than in the actual construction cost.
5.

Health and Comfort - Most people are familiar with the standard
concerns of neighborhood design as it relates to the objectives
here.

However, it is common to find that a discrepancy exists
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between the client, whose major concern is the minimum satisfaction
of regulatory requirements (i.e., zoning and subdivision regulations,
housing and building codes), and the designer who understands the
issue in a much broader context with regard to the amenities and
aesthetics of urban design.
6.

Adaptability - The objective here is built on the recognition that
good plans are dynamic and must reasonably relate to the constant
necessity of modification and change over time.

To plan without

flexibility in mind may lead to an environment which prohibits a
broad range of individual action particularly as new conditions and
attitudes become apparent.
7.

Image Quality- If it is to be livable, a neighborhood design should
be shaped to present a vivid and coherent visual image.

Moreover,

it should seem meaningful and compatible with its surroundings, and
expressive of its functions and of the aspirations of its inhabitants."ll
These objectives are not immutable criterion in which design plans are judged,
but only broad parameteres in which the designer is given the opportunity to work
out his solution to the problems of design given a basic agreement between he
and his clients concerning the weight each objective deserves in fulfilling
the original purpose of redeveloping Union Heights.

From this standpoint, all

redevelopment plans for Union Heights should be approached as an "optimum
solution" since an acceptance of this approach is always predicated upon ultimate
feasibility determined by a cost effective analysis of the component parts of
the project.

Nothing could result in a greater waste of resources than a hastily

devised plan.

The object of neighborhood redevelopment then, should be to apply

11.

Lynch, Kevin, Site Planning,
p. 11.

~~sachusetts
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Institute of Technology, 1962,

the principles of the design professiurL into three dimensional space, beginning
with a careful analysis of the physical site and the purpose for which it is to
be used, and concluding with a land use pattern which allows for the greatest
possible range of choice for the residents of the Neighborhood.
As a point of illustration, several alternate design schemes have been

publicly offered which detail methods by which redevelopment might be approached.
These graphic examples are helpful tools in educating the public about the ways
in which land use elements may be manipulated to achieve a desired design effect.
However, where these hypothetical design concepts fall short in terms of satisfying rational planning criteria is precisely in that phase of planning where
the objectives to be achieved in the site design can be reasonably shown to
reflect the needs and desires of the people of the Neighborhood, as well as the
most advanced techniques in reaching a balance between the practical utility
and the aesthetics of good site design work.

Nevertheless, the concepts

contained within the various proposals illustrate vital functions that need to
be incorporated into any redevelopment scheme considered in Union Heights.

Plan A, shown in Figure Four, presents the most dramatic and far-sweeping
change in the land use compostition of the Neighborhood.

Much of the merit to

be found in this design concept is the result of separating certain activities,
i.e., street and pedestrian traffic, commercial and residential land use activities, while at the same time aggregating other types of land use activities.
This lends a certain amount of continuity and visual impact to the Neighborhood.
In addition, the large amount of open space and recreation land which is proposed in Plan A makes direct access possible from any point in the Neighborhood;
therefore, the Plan offers a great potential for high levels of social interaction which is congruent with the idea that internal circulation of people

49

·3·s ·slH91lH NOINO
~0::1

,'jl,, NYld :ISn ONYl
lY::>Il:IHlOdAH

~~
~

+~

~.m;:r,. ~~~:::::!-T--r-1

can be one of the more important overt functions to result from the unstructured
design of recreation land.
From the standpoint of street layout, it should be noted that the circulation pattern of automobile traffic is exclusively oriented toward servicing
residential dwellings, rather than providing a path for a continuous flow of
local traffic through the Neighborhood.

This design principal should remove

some of the hazards imposed upon children who sometimes play in the streets
unmindful of the dangers involved in such activities.

Furthermore, in sketching

the road system, it becomes imperative to consider the technical demands the new
layouts may create on other facilities and services.

Fortunately, Plan A will

not violate the existing water and sewer lines under the existing street rightsof way.

In fact, it is probable that the existing facilities can be utilized

with only minor modifications in their location and placement.
As a method of comparison, Plan B was conceived and presented to the

public as an illustration typifying a modest approach to the redevelopment task
in Union Heights.

As

can be observed in Figure Five, this plan preserved the

existing physical structure of the Neighborhood with only slight modification
in the minimum lot sizes for single-family dwellings, the addition of recreation
land and community facilities, and the rechanneling of local traffic on one way
streets.

Such a plan offers the apparent advantage of a quick and easy structure

through which redevelopment activities can be applied with only minimum cost to
the local governing authorities, and with only slight discomfort to the people
during the transitional period.

Consequently, Plan B is a compromise solution

offering the neutral ground on which all parties concerned in the redevelopment
issue can find an acceptable platform on which they can base their efforts in a
positive manner.
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FIGURE FIVE

However, what is publicly acceptable can not always dominate as the prime
motivating force in political decisions; the quality of life as well as
the security of federal dollar investments are also important factors to
consider.

Plan B lacks all the vision and insight which a good site plan must

have in order to deal with the complexity of the interacting variables intrinsic
to a healthy and stable residential community.

Furthermore, alternatives to

the gridiron pattern found in Plan B have proven to be of more value in terms
of lending greater flexibility to the design, and lowering overall development
cost.

One of the major deficiencies that Plan B contains is the rather inflex-

ible manner in which densities are limited by the over-reliance on single-family
dwellings on individual lots.

When costs per dwelling unit are lowered by

higher densities, tax valuations per acre are increased.

Consequently, mainten-

ance cost to the community spreads the same cost over more dwelling units at a
savings to both the taxpayer and the people of the Neighborhood.

Finally,

street and utility cost reductions for developments of the magnitude of Union
Heights could perhaps be achieved best through use of well-designed clusters or
groups of single-family or multiple units.

Cluster arrangements allow a greater

percentage of land to be consolidated into more usable open space, provided
the clusters are well designed and street areas reduced. 12
The last section of this report will present specific recommendations
pertaining to the best manner in which redevelopment should be pursued.

It

should be noted that the project can be approached from many different angles,
but the long-range welfare of the people can only be served best when decisions
are made in concert with the theories and practices held to be valid by the
Urban Planning and Design Professions.
12.

The Community Builders Handbook,

The advocation of this postition, however,
edited by J. Ross McKeever, Washington

D. C., 1968, p. 99.
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should always be tempered by the practical necessity of reaching an acceptable
and professionally sound solution within a reasonably short period of time.

To

do anything less will compound the suspicions of the poor, and may ultimately
give cause for a "credibility gap" to develop between the power structure at
the state and local levels of government and the people of the Union Heights
Neighborhood.

'-'
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RECCM1ENDATIONS

When appraising the likelihood of success of a redevelopment program in
the Union Heights Neighborhood, it is particularly important to come to an
understanding of the dynamics of the decision-making process.

There is general

dictionary agreement that a decision is the conclusion or termination of a
reasoning process.

However, the end point of one decision can also be viewed

as the starting point of another.

This leads to a hall of mirrors where each

mirror reflects its image onto a facing mirror in a seemingly endless progression of transformations.

-

Consequently, what has emerged as a central concern

in the decision-making process is a determination of how people should proceed
in order to reach a "good decision."

In other words, what methods can be used,

what questions should be asked, what steps should be taken to assure that the
objectives of the decision-makers can be satisfied without creating a new cycle
of decisions, which often results from poorly solved problems inherited from
the past.
Naturally, much of the decision-making process is subject to a tremendous
amount of external pressure which affects decision-makers in ways that cannot
always be anticipated or planned for.

In addition, there always remains within

society an implied threat to the established order when society's institutions
find themselves unable to adapt to environmental and competitive changes.

The

ability of government to succeed in its environment and to adapt to change, or
even to capitalize on change, is basically in the hands of elected officials.
Therefore, the need for factual information by decision-makers often represents
the decisive difference between "good decisions" and those that will likely
lead to failure.
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Coming back to the original premise then, it can be shown that decisionmaking must be understood from the context of the environment in which it takes
place, as well as the logical process in which individuals satisfy objectives
in light of an expressed desire to make "good decisions." While the majority
of this report has been dedicated to the task of presenting information oriented
to the needs of individual decision-makers, it is now equally important to
consider the political environment in which final planning solutions for Union
Heights must eventually take shape.

The advocation to a total approach to the

decision-making process, centering on the issue of Union Heights, is based on
the obvious conclusion that politics will have a significant impact on the
final disposition of the Union Heights problem.
When the importance of politics is stressed in the decision-making process,
it alarms many to discover that the machinations of our system of government
sometimes work at cross purposes with the humanistic concerns of "do gooders"
and the rational arguments of social scientists.

More often than not, a situa-

tion of this kind occurs when the traditional power structure (usually white)
perceives their role from a position of omnipotence; thus, failing to recognize
the awakening competence of Blacks to mobilize a unified political power base.
The history of Black political ascendency shows that a positive correlation
exists between the elements of racial pride, Black Power, and meaningful social
reform.

Consequently, for the majority of black politicians, the problem of

transforming ghettos like Union Heights is primarily a problem of power.
From this standpoint, several important questions become clarified which
before may have remained unknown until racial tension arose.

First, is the

social good to be achieved in redeveloping Union Heights worth the high cost
involved?

Second, are there not many more areas of Charleston Cotmty where
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housing problems merit immediate consideration? Third, is there any reason to
believe that Union Heights can serve both as a model for a technically good
planning solution, and as an example of community spirit and racial harmony?
These are the questions that must be addressed and answered before it is feasible
to discuss alternative planning solutions to the problems found in Union Heights.
In dealing with the first question, it is obvious that

~hat

stems from this

issue is largely a concern for the wisest allocation of scarce resources in a
socially productive manner.

Given the magnitude of the housing problems con-

fronting the nation and South Carolina, we have long since passed the time when
we can pick and choose our housing programs to suit a hypothetical economic
model.

What has materialized as a consequence of our inability to deliver

housing units to the lower income strata of society is a backlog of low-income
housing demands so extensive, that it defies any meaningful method to distribute
housing units on the basis of need or social value.

Therefore, even with an

understanding that Union Heights is only one small area where housing is a
critical need, it is unproductive to delay action on the false hope that we can
find the ideal situation within a budget we think we can afford.
The second question is related to the first, but with an emphasis on the
dynamics of the Black Power structure, and its role within the political environment of Charleston County and the state.

It is helpful to understand that

Union Heights is, in reality, an urban core neighborhood.

Consequently, when

issues arise regarding poor housing conditions and oppressive ghetto conditions,
it is natural to expect that Blacks will bring to the center of public attention
the most visible and close-at-hand example of their deplorable living environment.

To the Black Power structure, Union Heights exists as a symbol of blight

in the midst of plenty.

At least symbolically them, Union Heights could act
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as an impetus toward a reevaluation of things promised by the White Power
structure, and a future black political strategy (Realpolitik) based on a
cynical attitude toward moderate pleas for interracial cooperation on issues
of poverty and social injustice.
The last question of political importance presents an issue of concern
largely outside the spectrum of power politics, and brings to the forefront of
public debate the advisory relationship between planning and elected officials.
Historically, the central focus of planning implementation has customarily been
based on the notion that technically good planning solutions must be derived
from the comprehensive treatment of complex land use elements.

These elements,

it has been assumed, must be reconciled so as not to perpetuate a tradition of
haphazard and disorderly growth.

However, as an aftermath of civil disorders

in the middle 60's, social planning principals gradually took shape which
brought into questions the validity, and even the basic social justice of the
deterministic philosophy of accepted physical planning doctrine.
Therefore, the issue of whether or not the Union Heights planning proposals are valid in light of traditionally defined physical planning objectives
is increasingly becoming a moot point, especially wherever local residents have
seized the initiative to plan on their own behalf.

Justice, from the standpoint

of social planning, means regarding neighborhood residents as subjects rather
than objects, as masters of their own fate, hence the demand for various types
of local power.

In this context, social planning connotes power to plan locally.

It stands opposed to comprehensive areawide planning in which people appear almost
as physical objects even when the planning is in their favor.
In conclusion then, a technically good planning solution is a point to be
considered from different perspectives.

As an innnerging point of view, poli ti-

cians fearful of disgruntled minority groups are persuading their collegues and
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constituents that the spatial form and structure of the community represents
an aspect of social cost and benefit distribution, and that questions of urban
fo rm can no longer be excluded from the realm of political controversy.

This

concern is taking shape in many communities where minority group disaffection
is high, by 1neans of a new orientation in the planning program, and eventually,
in the kinds of information being passed on to politicians as a result of the
advisory role planning has in government.

As a case in point, Detroit, long

recognized as a center for minority group involvement in planning, has restructured its planning program in the following way:
"Planners in Detroit are no longer involved in making grandiose
physical plans. There has been a swing away from old physical determinism toward social priorities. The city planning department now
has 42 physical planners, but, more important, they have 27 social
planners. Anthony Travis, a British observer, put it this way:
"Certainly there has been too much physical determinism in Detroit
city planning and grandiose zoning of the medical center, cultural
center, civic center, Lafayette Park renewal, etc., have represented
a sort of prestigious giantism, at the expense of low-income minorities who were pushed elsewhere."l3
The following analysis and discussion will bring into focus the importance
that recent trends in race relations must play in the selection of one among
various alternative proposals that will meet the needs of the Union Heights
Neighborhood.
Urban Renewal
The Urban Renewal Program was conceived, nurtured, and has matured in
controversy.

Few programs could claim as much success, or as much failure, in

accomplishing the difficult task of synthesizing a multitude of aid programs
in a concerted effort to eliminate blight on a massive scale.

Yet, despite the

fervor and emotion which the renewal program has generated, it still represents
13.

Ed McCahill, "Detroit-Motown at the Crossroads," ASPO Journal, March 1972.
p. 32.
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one of the few potent devices available to tackle the complex problems of
older metropolitan areas.

One student of urban renewal succinctly stated the

current public attitude toward this program:
'~rban renewal is not the most expensive or the most far-reaching
domestic governmental program of our time, yet it is one of the most
widely-discussed and perhaps the most controversial. We spend far more
on farm subsidies and highways, yet these programs - except for an
occasional scandal - are rarely debated outside the circle of immediate participants and their scholarly observers. There are other
federal housing programs - especially the FHA mortgage guarantee program - the collective impact of which has, in the past at least,
been considerably greater than urban renewal, yet only rarely in
recent years have they been the objects of general public discussion.
The decisions of a variety of obscure regulatory commissions in Washington probably affect the lives of more people than does urban renewal,
yet seldom does one encounter in print the names of these agencies,
much less an argument over their policies. Urban renewa1 on the
other hand, has been the object of the closest scrutiny."14

During the past 23 years, urban renewal has changed significantly in
philosophy and application in response to pressures, new ideas, and criticisms.
Much of the changing nature of urban renewal has given the program more flexibility in terms of satisfying needs for tangible results in a reasonable time
frame.

However, the extent of public scrutiny of urban renewal has raised

many vital points about the accomplishments and weaknesses resulting from
years of accumulated experience.

Mbst of the local gover1nnents who have partici-

pated in the program can point to dramatic changes in the physical composition
of their cities.

Nevertheless, apart from the visual accomplislunents, cities

have witnessed other less tangible benefits from urban renewal.

As a result

of clearing slums and upgrading deteriorated neighborhoods, more taxes have
flowed into the public coffers.

In most cases, urban renewal has had a direct

positive benefit in generating private investment as much as four to five times
higher than the actual cost involved in initial public investments.
14.

In addition,

James Wilson, Urban Renewal: The Record and the Controversy, The M.I.T.
Press, Cambridge, Massachusetts, p. XIV.
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the requirements of the Workable Program have helped to stimulate interest in
new govenuacnt r.1anagement teclmiques so that the urban renewal program can be
integrated effectively with the ongoing day-to-clay operations of local governr.1ent.

But raost inportant, urban renewal has triggered a widespread interest

in urban planning, which has resulted in a greater understanding, tolerance,
and acceptance of the principals and objectives to be realized from good planning practices. 15
The J.lost recent and politically inportant cri ticisn of urban renewal

•

centers is the human cost of so-called grandiose developncnt schemes.

The

origins of this criticisn can be found in the overt shift of priorities that
took place with successive modifications of the original act (at least twelve
different arnenclrnents were added between 1949 ancl 1966).

These changes were

r.1ade in response to the gradual physical decay and economic collapse of the
inner city business areas.

As a result, when subsequent housing acts were

created, raore attention was focused on the issue of downtown revitalization.
From

this basis, the now famous cliche that urban renewal is synonyr.1ous with

Uegro renoval was first introduced into popular parlance.
for this clair.l can be doct.nnented in project statistics.

The factual basis
"As of 1965, of the

600 renewal projects in the United States that were prir.1arily residential prior

to urban renev.ral, over 40 percent were estimated to be prinarily non-residential
after renewal." 16
15.

It is obvious that those most directly affected by this shift

Based on information for 518 projects in which redevelopment was started
or completed as of Jw1e, 1965, assessed values jt.n:lpecl from $709 million
before renewal to $3,238 million after renewal.
Hilliara Slayton, "The Operation and Achievenent of the Urban Renewal
Program," Urban I~eneHal: 111e Record and the Controversy, op. cit.

16.

Jerone Kaufman, "Urban Renewal," PrinciJ2als and Practices of Urban
Planning, Institute for Training in Hunicipal Adilinistration, p. 496
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in priorities were the minority races, the small businessman, and those otherwise trapped in deteriorated neighborhoods.
New trends in urban renewal policies have now rectified many of the problems generated by poorly organized mechanisms dealing with relocation policies,
project design, and administrative delays.

By forward thinking action, the

State Legislature is now considering constructive action to insure that all
state agencies, local units of government, and all other administrative and
political entities of the state recognize and comply with the Federal Relocation
Assistance and Real Property Acquisition Policies Act of 1970.17 The federal
law has done much to allay fears that the urban renewal program will force
wholesale dislocation of families without adequate provision for their resettlement in standard housing units.
The remaining portion of this section of the report will detail what steps
are necessary to create an urban renewal program geared to the needs of the
Union Heights Neighborhood.
State Action:
Since local governmental units are creatures of the State, before they
can undertake a federally aided renewal project, they must be allowed to do
so by their state legislature.

Until recently, South Carolina and Louisiana

were the only two states not empowered to allow cities and counties to contract
for federal aid and exercise other powers necessary to carry out an urban
r enewal program.

However, in 1970, a statewide referendum dealing exclusively

with Charleston and Richland counties was voted upon, and granted to the local
17 .

South Carolina House Bill 329.72, now in Study Committee, is proposed
to empower all state entities to implement the Act of Congress made
reference to above.
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governing authorities the power to participate in the federally subsidized
urban renewal program.

The amendments found in this act, removed the constitu-

tional restrictions that prohibited the condemnation and transfer of private
property in the hands of other private enterprises.

This represented a signifi-

cant step forward in the efforts to broaden the definition of what constitutes
a public purpose in the clearance of slum property through the power of eminent
domain.

By voting 55 percent in favor of urban renewal, the statewide referendum

removed the last barrier to a county urban renewal program in Charleston County.
The Local Renewal Program:
From the standpoint of federal eligibility requirements, numerous alternative arrangements are possible in structuring the form of the local urban
renewal program.

In most instances, an urban renewal program will likely

resemble a montage of various public and private entities, all of which may
remain essentially discreet in their participation in the urban renewal effort.
But one agency, above all, stands out as the chief overseer and workhorse for
Charleston County, if urban renewal is decided upon as a constructive and
viable alternative in regard to Union Heights.

Under federal regulations, such

an entity has officially been designated as the local public agency (LPA).
Under Act 54, 1971, Charleston County may undertake urban renewal through
the administrative purview of it's own governmental structure, or that of a
separate housing or redevelopment authority.

Assuming that all three approaches

are legally sound, what then, are the relative merits and weaknesses of each
structure in carrying out the requirements of the federal program?

From the

standpoint of .the flexible arrangements allowed for a LPA under Act 54, the
following are well noted criticisms of these structures resulting from years
of accumlated experience from other parts of the nation in urban r enewal.
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1.

A connty renewal department, as the name implies, is a line

agency serving nnder the administrative control of the Connty Conncil,
and

t~1e

supervision of the Connty-Hanager' s office.

The logic behind

this concept is that the renewal program has less chance of being
stymied because of its location within the main body of the decisionmaking process of government.

From this basis, it is assumed that if

it is possible to integrate all the necessary agencies that will have
an

li,~ortant

impact on renewal into one department of local government,

then it will be possible to cut down on factionalism and overlapping
programs.
The principal criticism of this arrangement is that the political
integration achieved may bring the renewal program so far into the
political arena, that the objective criteria of renewal may be sacrificed by the expedience of
2.

~ediate

political decisions.

A local housing authority usually is well-versed in handling re-

newal programs that are predominately of a housing nature.

This is

particularly true of that phase of urban renewal where land appraisals,
acquisition, and site improvements become involved - since it l1as to
undertake these steps in building public housing.

In particular,

l1ousing authorities are the most logically suited institutions for
handling the complex problems of relocation; not only because relocation is part of their day-to-day function, but also because the
public housing they build may be lool(ed upon as an ideal temporary
resource for decent and compatible relocation housing while the
Union Heights Neighborhood is being redeveloped.
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The criticisms of this concept largely center around the stigr.1a
of public housing as it relates to urban renewal.

Although the record

of public housing can be shown to be a distinguished one; it is nevertheless true that public housing has an unfavorable image among many
of the poor.

Therefore, placing the LPA function within the province

of a county housing authority aay create a probleo of corrnnunity accep''

-

tance.
3.

A redevelopment authority offers the broadest possible latitude,

botl1 legally and planning-wise, available today in South Carolin:1.
Section 36-406, Codes of Law of South Carolina, states that a redevelopment authority has all the powers alloted to housing authorities,
plus any other provision of law relating to shun clearance and housing
projects for persons of low income.

This speaks broadly of the preroga-

tive of a redevelopment authority to consider projects beyond the scope
of l1ousing in relation to the total needs of the community, and 1n
relation to urban renewal in core connnercial areas, or in other cor.nnuni ty
projects designed to restructure the urban fabric of a community.
Furthermore, the independence of a redevelopraent authority will allaH
a higher degree of stability for the urban renewal program, regardless
of the fluctuations of political control which may realistically occur
over an extended period of time.
As to disadvantages, coordination of essential supporting renewal

activities, such as code enforcement, capital improvement prograrrnning,
and installation of site improvements, may be harder to achieve as a
result of the authority's relative isolation fran the government.
Then too, by the mere fact of creating a new agency, the average
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citizen nay find it increasingly difficult to understand the division
of responsibility that must exist in the urban renewal equation.
Organization of a Renewal Project:
TI1e planning and execution of an urban renewal project involves a lengthy,
complex undertaking, necessitating close interplay between the LPA and a myriad
of official ru1d unofficial interests:

local government, planning agency, code

enforcement agency, public housing authority, area residents, and developers
who play ir.lpOrtant roles in the evolution of a renewal project.
and often

cot~licated

Since many

steps are required from beginning to end of a renewal

project, it behooves the local government of Charleston County to become thoroughly familiar with the advantages to be realized from different approaches
to an urban renewal project.
The most innovative teclmique in attacking the blight producing forces
found in sluru neighborhoods is contained within the federal urban renewal program known as the iJeighborhood Development Program (r.JDP).

TI1e NDP provides

an effective means for carrying out urban renewal activites in the shortest
possible time.

It has, however, particular adaptability to areas where the

primary renewal effort is to conserve and improve existing neighborhoods like
Union Heights.

lvhile the planning requirements are essentially the same as

the traditional urban renewal program; there are, nevertheless, several distinguishing differences which make this program particularly

ir:~ortant

as a
/

possible solution to the unique problems in Union Heights.
First, the IIDP concept is structured on the basis of progrannning ru1d
budgeting the renewal work elements on an annual cash-need basis.

This is

done so that the tir:1e between a decision to redevelop a neighborhood, and the
initiation of actual activities to improve the area will not be so lengthy
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that the original purpose of the project is aLrogated by administrative details
and reu-tape.

The success of tlds approach is assured by developing an urban

renewal plan which will allow renewal activities to be initiated on an immediate
Lasis.

As some execution activities are carried out, additional planning may

be done for those areas or activities which require a greater degree of detail.
Thus, the planning for an IIDP urban renewal area is based on the supposition
that planning should be a continuing process, instead of a lengthy preparatory
stage whereby accor.1plishiaents must wait until all the details are resolved in
advance.
The second major difference between a IIDP and a conventional urban renewal
program can be found in the method of funding the various planning activities.
Basing funding arrangements on a tvlelve-month basis, the tiDP program is funded
only to meet current needs rather than reserving funds several years 1n advance
of needs as is done in a conventional urban renewal project.

However, funds

estimated to be needed for a succeeding fiscal year are reserved when an annual
contract for the first year is authorized.
Project Initiation:
The workable program requirements outlined in a previous section of this
report provide the foundation for all urban renewal activity.

In theory, at

least, these requirements together with those necessary for an approval of an
urban renewal application are supposed to mesh together, so that the merits of
the Union Heights redevelopment effort can be understood in the context of the
total future urban renewal program anticipated for Charleston County.

This

fact clearly implies that if the machinery for urban renewal is set into
motion, Union Heights must be concieved as but one part of the urban renewal
picture; and that Charleston County must show sufficient interest in this
L.

endeavor so as to prove to the federal government that Union Heights represents
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only a start in the redevelopment of deteriorated areas of the County.

Conse-

quently, the urban renewal program is structured in such a way that Charleston
County is allowed to demonstrate its commitment to the renewal process through
the enactment and implementation of the comprehensive planning requirements of
the Workable Program, and the skillful development of an Urban Renewal Plan.
Since an NDP application must be submitted to HUDon a yearly basis, the
local public agency is not required to have in completed form an Urban Renewal
Plan prior to the actual initiation of renewal activity.

As the program pro-

gresses however, the level of planning will become detailed and explicit, but
such planning usually takes place as close to the time of actual execution as
possible.

Nevertheless, there is a provision within the yearly NDP application

called the Activity Program Summary, which brings together in one place the
what, where, when, and how of all planning activities to be carried out in the
action year.

This provision in the NDP application must cover all NDP urban

renewal areas, and must describe specifically what is to be done, where the
activity will take place (what geographic area of the NDP) and who will do the
work (LPA staff, consultant, county planning board, etc.).

The activity pro-

gram summary is a critical part of the NDP application; and, in effect, functions
as an -action program to carry out the Urban Renewal Plan.
The Urban Renewal Plan is a document similar in detail to that normally
applied to a comprehensive general development plan of an entire city.

It is,

however, a site plan for a neighborhood when the urban renewal program falls
under the category of an NDP.

The NDP handbook contains numerous requirements

which closely parellel the urban design objectives previously considered in an
earlier section of the report .

In summarizing the underlining pupose for the

Urban Renewal Plan, it can be stated that what is called for is a document
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which shows the proposed land uses and a statement of project proposals, i.e.,
modifications to the street and utility pattern, new public improvements like
schools and parks, and the proposed zoning.

In many localities, it has proven

to be especially important that the local planning agency play a key role at
this critical stage, either helping to prepare or review the site design plan.
Funding an NDP Project:
In several ways, the federal government has recognized the limited financial resources of local government by easing and rendering more flexible the
manner in Which local government may contribute the one-third share of federal
matching grants. 18 Of particular importance in (NDP) urban renewal projects,
is the liberalized definition of what constitutes a local non-cash contribution
to the renewal project.

This is significant since the local share of the net

cost of an annual program may be provided in the form of cash grants-in-aid or
non-cash grants-in-aid.

The federal share is provided in the form of a program

capital grant, a relocation grant, or a rehabilitation grant, depending upon
the particular stage of development of the program.
The non-cash grant-in-aid is heavily relied upon by virtually every local
participant in the urban renewal program.

Included within the allowable cost

often cited by local governments as their local non-cash grant-in-aid contribution, are donations of land or other real property to the LPA, site clearance
work, and public improvements undertaken in a project area.

\~ile

the local

government, of course, still pays for these improvements, they are parlayed so
that its total cash obligation for the renewal project is reduced.
grant-in-aid, therefore

allrn~s

The non-cash

local government to incur less new financial lia-

bility since many of the public improvements in an NDP project would normally
have been built anyway.
18.

The three-fourths grant formula is applicable if the locality has a population of 50,000 or less, or more than 50,000 if it is part of an EDA district.
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Nonprofit Housing Corporation for Union Heights
The Nonprofit Housing Corporation, acting as a sponsor for federally
subsidized low-cost housing production, is a new market mechanism that is
increasingly becoming popular as an alternative to the traditional approaches
of obtaining needed financial resources to attract housing programs to a
desired locality.

The number and differences to be found among nonprofit spon-

sors of low-cost housing indicate a real need for private participation in the
low-cost housing field.

The existence of federal programs, such as 235 and 236,

bears positive evidence that the private sector of the economy can, and often
does, produce housing faster than its public counterparts, working with the
morass of politics and bureaucratic red-tape.

To some degree, this recognition

by the federal government that public housing authorities cannot handle all the
various aspects of housing production has precipitated a marked increase in the
number of nonprofit sponsors of housing.
"Nonprofi ts," as they are referred to in the jargon of the housing field,
have many positive attributes as well as some limiting factors to their overall
effectiveness in housing production.

It may be well to review some of those

characteristics before embarking upon an examination of the feasibility of
applying the concept to the Union Heights problem.
A large percentage of the non-profit sponsors of housing are organizations
based on a religious inter-faith orientation.

From this standpoint, much of

the religious philosophies of the modern church are now being applied to the
practical questions of housing, the quality of life, and participation in the
decision-making powers of local government.

The best summary of this orienta-

tion in problem solving is provided by the INPOST Nonprofit Housing Corporation

70

located in Akron, Ohio.

"INPOST provides an inter-faith ministry to the city

in the following six areas:
1.

Economically and racially integrated new and rehabilitated housing;

2.

Equal employer and employee opportunities;

3.

Urban design and urban renewal;

4.

Lobbyist for the people;

5.

Pas tors to the city;

6.

Research and development, both religious and secular. "19

To keep their highly successful housing programs operable and to insure
ongoing research and development, INPOST is presently manned by four directors
and a number of dedicated and diligent volunteers.

These individuals form the

nucleus around which the corporations can act in providing seed money to cover
the legal and organizational fees of constructing low-cost housing projects.
Once this is achieved, INPOST, as an example, had to prove itself financially
capable of meeting the debts of a deficit operation in order to have FHA mortgages approved.

liowever, a group of four local commercial bank formed a combine

to provide the interim financing for INPOST at the critically important stage
of planning their housing projects.
From the standpoint of the necessary ingredients of a nonprofit housing
corporation, is is particularly important that teamwork between various professions set the stage for the housing effort.

Usually this means that there

must be a bona fide, nonprofit sponsor, an architect, an attorney, a builder,
a consultant planner, and someone called an "expediter."
Building a housing development involves more than an architect who will
work out the design and the specifications, but it also involves a builder
19.

Housing-Patterns for Action #1, "INPOST-Catalyst for a Human Cty,"
published by Urban America, Incorporated (Nonprofit Housing Center),
Washington, D.C., p. 31.
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who at all times will work with the architect to guarantee that what is designed
can be built within the limits allowed tmder the very stringent programs available to nonprofit housing developers.

In addition, there must be an attorney

who will handle the legal matters involved in the development, including the
initial and the final closing, and the often unknown legal problems that crop
up with regard to the assembling of land.

The consultant planner must do the

highly technical work of coordinating the many parts of putting a housing
development together.

The planner should be one who is familiar with the various

HUD forms and procedures.

His expertise can save a sponsor considerable time

and money by enabling the project to proceed without falling prey to the many
blind alleys that lie ahead of the sponsor.

Finally, the expediter is a person

who must see that all of these specialists keep on schedule and work up to their
maximum efficiency for the production of the development.
If indeed a housing development corporation is a viable alternative to an
NDP program, originated and adopted as a cotmty-wide housing policy (this is not
meant to imply that it is offered as a substitute for the former program), then
the following procedures must be followed by Union Heights before it can pursue
the concept to any extent.

First, tmder section 12-745, Codes of Law of South

Carolina, a nonprofit corporation must be sanctioned by the Secretary of State's
office, and a written declaration signed by two or more of the officers or
agents of the corporation must be placed on file in the above mentioned office.

Any other minor legal requirements can be readily ascertained by consulting the
code books of the State.

Second, HUD recognition of the corporation must be

achieved by filing FHA Form No. 2290, with the local regional office.

Such

applications are easily obtained, and technical assistance is available either
through the State Housing Authority, or the HUD office in filling out such an
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application.

Third, the Internal Revenue Service also requires that a nonprofit

housing corporation file a notice with them under form 1023.

This last require-

ment demands considerably more know-how; and it is, therfore, recommended that
an attorney aid the Neighborhood in filing such an application when the time
comes.
In summary then, a housing development corporation for Union Heights has
the positive advantage of providing an avenue of activity independent of local
initiative on the part of the local government of Charleston County, and a
direct method by which the people of the area can effect policy decisions on
their own behalf.

On the other hand, a housing development corporation may run

the risk of attempting to develop a project that is not held in high regard by
local politicians who may subvert the intentions of the corporation, either by
non-cooperation or outright opposition.

In both cases, the secret of success

may well depend on the lines of communication that exist between the residents
of the Neighborhood and the power structure, and an overt desire by all interested
parties toward working for a housing solution that satisfies the requirements
of good planning practice.
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CONCLUSION

Several important observations can be drawn from the data presented in this
Report.

Among the most important of these observations is that housing programs

and general planning activities directed toward the poor often reflect what the
national and local industrialist want more than ·what the local people want.
Obviously, the industrialists get what they want mainly because they have the
power and the r.1achinery to lobby at the levels where decisions are made.

This

proposition is not surprising, since rarely is it true that the poor have a
strong and consistent lobby in housing and urban planning to offset the inordinant amount of industrial influence.

Indeed, tl1is situation is precisely why

the people of Union Heights fought long and hard to preserve their neighborhood
from the industrial encroachment taking place all around them.
It may be argued that the purpose of industrial development is to provide

the means whereby all the citizens of a connnunity can improve the quality of
their lives through increased financial capacity.

But it does not follow that

such economic considerations must always assume a direct priority over other
human considerations, or that local communities, like Union Heights, are
incapable of initiating and developing their own kinds of economic programs
from within.

Must corrnnunity groups continue to be relegated to being service

functionaries in the total community development equation? Bore and more
evidence indicates that such traditional models of community development are
increasingly becoming less relevant to the dynamics of modern metropolitan
growth and planning.
For example, one of the great and now classic urban struggles over cor.nnunity
control of land and citizen participation occurred bet\·leen The Woodlawn
Organization (T.W.O.) and the City of Chicago.
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With persistence and constructive

leadership, T.W.O. won the right to plan and execute its own housing programs,
and thereby gave ample evidence that the welfare system of America must be
seriously reevaluated.

"Ultimately, however, the failure of the enormous

American social welfare effort stems from the same factor that has produced the
political strain between Negroes and white liberals:

the idea of doing things

for Negroes instead of with them - an approach that destroys the dignity and
,.-...

arouses the hostility of the people who are supposed to be helped."20
The battle itself may be little known, but the concepts and policies created
out of this confrontation should serve to remind all of us that the decade of the
sixties was one where minority groups proved that they were capable of initiating
and carrying out projects on their own behalf.

However, at the same time that

it becomes clear that self-determination means a shift in the power balance
between local political bodies and minority groups, it is also apparent that
,.....,

local governments will be called upon to do more rather than less in terms of
providing the kinds of amenities that have traditionally been denied to minority

.--

group members.

Inevitably, such is the case when the political system is

consciously guided by the democratic principal that government should advocate
the interest of the poor as well as that of the rich and powerful.

20.
~

Charles E. Silberman, "Up from Apathy: The Woodlawn Experiment,"
Urban Planning and Social Policy, edited by Bernard J. Frieden and
Robert Morris (New York, 1968) p. 184.
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APPENDIX A

His Excellency, The Governor, of the State of South Carolina, The Honorable
John C. West
From:

The Citizens in and arotmd Union Heights
A Comprehensive Community Development Program for the area
in and arormd Union Heights.

Let it be understood that it is our expressed will as citizens of the area
in and around Union Heights, that the said area be preserved as a residential
comnunity.
Presently, our housing is deteriorating at a rapid pace. Fully aware of
this, we are exploring ways and means of initiating development programs.
Recognizing our inability to solve the area's many problems alone, we are
seeking the assistance of Federal, State and County government agencies.
Granting that the designated areas' many needs are corronon knowledge to our
concerned public officials, we, for the sake of clarity, are again spelling them
out, so that our recommendations and observations may appear in clearer light.
(1)

A Neighborhood Facilities Building.

The necessity for such a building has long entered the crucial stage, since
without it, we are being painfully deprived of programs which would solve many
of our existing problems. What follows is a list of programs to be housed in
the Facilities Building.
*A.

Legal Aid

B.

Child Day Care Center

C.

Head Start

*D.

Health Services

*E.

Senior Citizens

*F.

Food Stamps

*G.

Cammuni ty Assemble

H.

Seasonal Recreational Facilities

I.

Nutritional Programs
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J.

Adult Education

K.

Vocational Rehabilitation

L.

Employment Securities Service

*M.
N.

Infonnation and Referral
Cultural Enrichment Programs.

The asterisk indicates the programs presently available in the general
area. These programs are housed in several greatly separated areas, and are
thus unavailable to many. Furthennore, the programs are in need of upgrading
and expansion.
Housing
There is the pressing need to upgrade present housing to meet existing
and/or proposed codes. So numerous are the inadequacies of present housing in
the area that we are listing them below.
A.
*B.

Inadequate original construction
Poorly designed and maintained streets

C.

Inadequate storm drainage facilities

D.

Insufficient fire hydrant

E.

Inadequate lot size (25 x 50)(30 x 100)

F.

Substandard plumbing facilities

G.

122 vacant lots and 57 abandoned houses on twelve streets . .
The situation also increases pests and rodents.

H.

Difficulties involved in financing repairs and construction
of new dwellings.

We see the enumerated inadequacies as depressing enough to be a contributing
factor to the relatively high crime incidence in this area.
Recommendations and Observations
It is commonly assumed that our area is in such critical condition that we
are requesting that the State of South Carolina designate the area in and around
Union Heights as a pilot project for solving its' unique housing problems.
Secondly, we request that the State communicate to the citizens of this
area, infonnation on available Federal, State and County programs.
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In direct line with the above, we request that the State appoint a liaison,
recorrnnended by the citizens of the area for the said Cor.1prehensive Corrnmmity
Development Program.
Welfare
Our welfare system in South Carolina is the most misunderstood program by
our fellow South Carolinians. r.Iost South Carolinians do not realize that a family
witl1 a full-time working member cannot receive welfare under the present system.
The present welfare benefits paid by the State of South Carolina to recipients in the different categorical programs - Aid to Dependent Children, Old Age
Assistance, Totally and Permanent Disabled, and General Assistance for those
who are physically w1able to work, are close to the very bottom among the different states.
In fact, the present Welfare benefits paid by our State to children who
have been deprived of parental support is the fourth lowest in the nation. We
have been told that a mother and her three children who have no income can receive a maxliJum of only about $100.00 per month, which is not sufficient for a
family to live on. Again, we have been informed that the State only pays 52%
of a child's actual needs. We urge the Governor to submit legislation to improve welfare services, as well as curtail abusive practices wherever they exist.
He would urge the impler.1entation and institution in South Carolina, of
Federal programs under the Social Security Act, such as Aid to Families with
Dependent Children when there is an unemployed father in the house unable to
find employment. Also, the "Emergency Assistance Program" which helps families
with children for thirty days in emergency situations and the "critical shelter
needs" program, which provides for the repair of Welfare recipients' homes.
Problems and Recorrnnendations
Again we are informed that in Charleston County fifty thousand people are
eligible for food stamps, and yet there are only twenty thousand participating
in the program.
It is not unusual for an applicant to get an "appointment" one rrxmth in
advance in order to see a caseworker and be certified.
Since it is foreseeable that the number of eligible participants in the
Food Stamp Program will increase, w~ recorrnnend that additional caseworkers be
hired to process these applicants more rapidly.
School Breakfast
We recorrnnend further study of the School Breakfast Program.
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I~lement

New Programs
7ergency ASs1stance Program"

11

We reconnnend that the Welfare Department implement the Emergency Assistance
Program," which is available under the Social Security Act. This program is
designed to help families with children under twenty-one years of age who, due
to some unforeseeable circumstance, desperately need temporary l1elp.
These families need not be receiving welfare to receive aid. The aid is
given for up to tl1irty days, and is in the form of money payQents, medical aid,
payment of rent, and food.
It l1elps families when an officially declared emergency has been announced,
or when tl1e family has suffered an unforeseen financial hardship. This program
can be especially beneficial to migrant families.
It is believed that the Federal Government will pay 50% of all costs and
75% of all social services; the state pays the remaining matching funds.
"Critical Shelter Needs Program"
The Social Security Act provides a program which provides for "Critical
Shelter Heeds." The Federal Government will pay 50% toward housing repairs of
l1omes owned and inhabited by persons who are recipients of public assistance.
The State will l1ave to match the federal contributions. There are very few
welfare homeowners in the State, nevertheless, this program is needed in our
State.
AFDC-U Programs
Aid to Families with Dependent Children when there is an unemployed father
in the household is needed in South Carolina. Presently, families that have an
unemployed father in the l1ouse cannot receive any aid. The program is designed
solely for families, whereby the nan in the household is unable to find work.
Aid will not be given where the father refuses to work. Since jobs are scarce
at this tiiae, this program would be helpful in the Charleston area. Hany states
have implemented this program.
Pollution
We are concerned with the fact that the air in this area is densely polluted.
We are equally concerned over the improper manner in which the solution to pollution is being conducted. Some of the citizens of our area are threatened
with loss of jobs. He need clean air. We also need assurance of continued
employnent as we remedy some of the sources of pollution.
Employment
Jobs are at the heart of our inability to develop either ourselves or the
area in which we reside. We are concerned and disturbed over the unofficial
reports we receive from our citizens involving their relations with the State
Employment Agency. Therefore, we ask that some further study be made into this
reportedly serious matter. We are ready and willing to work. Welfare is our
last and temporary resort.
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Proposed Legislation
We recommend that some legislation be enacted to handle abandoned and dilapidated houses in the area at large. Presently there are approximately fifty-seven
abandoned structures on twelve streets in the Heights. We have been distressingly
ineffective in coping with this matter.
Health
The area in general, including Union Heights, is in need of medical and
dental facilities. A well-baby clinic is open Tuesday afternoon weekly in a
barely adequate facility in Union Heights. We know effort has been expended to
locate a building in the area that would serve the needs of the people for a
well-baby clinic and a night medical clinic. The building was found to be
adequate.
Contributing Factors to Poor Health in the Area:
-sick, mangy dogs allowed to nm. loose;
-inadequate storm drainage causing breeding places for pests and rodents;
-inadequate plumbing in many homes leading to poor health practices;
-inability to afford transportation to available outpatient clinics and
the County Emergency Room in the City;
-air polluted environment;
-inadequate housing.
Needed: A center containing facilities for a well-baby clinic, a sick
child clinic, a night medical outpatient clinic, dental clinic and health educational opportunities.
Current Local Self-Help Program
1.

The Union Heights Community Council is comprised of citizens of the
Heights. For nearly two years we have been attempting to stimulate a
profound and active concern for the comprehensive development of the
areas in and around the Heights. Public and private individuals are
constantly approached by us in our effort to bring about the creative
changes we need here at every level~
Health, various forms of education, political involvement, when and where
necessary; all these and many more have been keeping the community council
ever engaged in on-going activities.

2.

The Inter-Community Council

3.

The Union Heights Community Center is the seat of the Heights community
council. Its principal efforts and activities stem from here.
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4.

SAIL PROGRAM (SlUIIIIler Achievement in Learning)
SAIL, an anti-drop-out program, is aimed to aid in the prevention of
such through a semi-structured curriculum offering enrichment activities
to all participants.
The prinmry objective of SAIL is to build self-confidence in those participants who, supplied with professional personnel, unique and new learning
materials and activities, and provided with the SlUIIIIler opportunities, would
acquire the educational achievements and creativity to make school a funloving learning experience.
The secondary objective is to offer evening classes to the adults of the
areas whose employment makes participation in the educational opportunities
of the day activities impossible.
Catholic Charities, under the direction of Rev. Thomas R. Duffy, assited
by the Community Action Agency has coordinated the development of the
program and provided the non-federal share of this OEO funded program.

5.

There is presently being formed by the citizens of the area in and around
the Heights a non-profit connnunity development corporation. It aims at
encouraging private and public housing construction and rehabilitation.

6.

Voter Registration and Education

7.

Boy Scouts -Girl Scouts

8.

We are presently engaged in an extensive fund-raising campaign, hoping to
reach a goal of fifty thousand dollars. We do wish to meet some of the
costs of community development, and we intend to succeed.

9.

Youth Development Program

Echo House Self-Help Center
JJCHO HOUSE, a frame house with four rooms and two porches, serves as a
self-help center and the base of operation for three Sisters of St. Francis
from Rochester. It is located in Union Heights of North Charleston at 2009
Echo Avenue and is open daily from 9:30 a.m. to 4:30 p.m. with evening classes
on Tuesday and TI1ursday from 7:30 to 9:30 p.m.
Through home visiting and acting as liaisons for the local existing agencies
on behalf of the people of the area, the Sisters work closely with the everyday
problems of each family. Many activities issue forth from Echo House. The
Sisters attempt to be person to person in the Christian witness of total involvement. TI1e development of self-help activities has come from the necessities of
the persons involved. Listed are many:
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••. horne visiting
•.• tutoring of basic education to all age levels
••• sewing classes
••• transportation and companionship for the infirm and aged etc •
••• providing a center for distribution for food stamps
for ecumenical group meetings
for senior citizen activities
for volunteer help to assist persons
for meals for the elderly
for nursing needs and information
for counseling and referrals
for speakers, social gatherings and discussions
for a clothing center
for summer activities of the SAIL program
Inter-Community Council
The inter-community council is a chartered group of people (youth, senior
citizens, housewives, and professionals) who wish to demonstrate their concern,
their time, and their talents in recognizing and in responding to the needs of
the people in the North Charleston area. The Union Heights community is a
recipient of the concern and the efforts of this organization. Rev. Robert
Hopper of the Methodist Inner City Hinistry is its President. County Councilman
Lonnie Hamilton, III, and Attorney Edward Blanton are among its Board members.
Youth Council and Youth Development Program
The Union Heights Youth Council is a fairly active organization.
It is a branch of the County-wide Youth Development Program, which gives
it greater possibilities of programs and activities. On the local level it
initiates and regulates youth activities at the Center, such as meeting, discuss ion groups, dances, movies of cultural and educational value, and a small
library. As a branch of the county-wide organization, its members take part
in arts and crafts programs, cultural programs, the production of plays, the
publication of a news sheet, a youth employment service, and the management
of a business, a store, and of the program itself.
In spite of these good programs that we have developed or joined, it seems
clear that the needs of the young people of this community are not adequately
provided for. The teenagers often have nothing to do but stand on the corner
or walk the street. Indeed, even the little children usually have to play in
the streets. Normal recreational facilities, such as a ball field or a swimming
pool are far distant from our area and very few could afford the transportation
to them on a regular basis.
Therefore, some of the things that we needs are: adequate indoor and outdoor recreational facilities. Small parks for the little children who should
not go far from their homes. A teen center that could be open daily for just
the teenagers. More cultural and educational programs, which could be presented
at the teen center. A great concern of many of the teenagers is to find a job.
We badly need part-time jobs during the school year and full-time jobs during
the summer.
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Correllary
We have been helping ourselves over the years, and will continue to do so.
At the same time we are expressing our needs and suggested solutions to those
who are publicly committed to assist us in our effort to help ourselves.

•
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APPENDIX B
PUBLIC OPINION AND HOOSING SURVEY
OF TI-lE UNION HEIGHTS NEIGHBOIU100D
The problems and prospects of neighborhood redevelopment facing Union
Heights have been ilh..uninated by a public opinion survey and connnunity profile
conducted by South Carolina State College, under the auspices of the C~vernor's
.Advisory Connnittee on Housing. Appendix B focuses on the most significant
data in the survey by means of a combination of statistical tables, and an
interpretive report on the implications to be found from the survey. By ordinary statistical standards, the data reflects a representative sample, since the
size of the survey consists of 25 percent of the neighborhood households.
However, numerous problems have become apparent in the interpretation of the
survey; one of which is assuming empirical validity from public opinion when
the content of some of the questions asked could only be effectively answered
by trained housing experts. This problem becomes particularly important when
dealing with questions that concern the structural condition of neighborhood
housing . In addition to this, many questions \\fhich offered opportunities for
personal elaboration by neighborhood residents were accidentally destroyed.
Consequently, to avoid misleading interpretations, and to bolster weaknesses
in the present format of the survey, additional information will be utilized
to supplement the survey where needed.
Family Composition
(1)

Average age of individuals in households surveyed .•••.•• 29 years

(2)

Average age of adults in households surveyed ••..•.•••••• 45 years

(3)

Percent of adults 55 years old or older .•••••••.•.....•• 29 percent

(4)

Percent of families with minor offspring at home .•.••..• 40.0 percent

(5)

Average age of parents with minor offspring at home •.•.• 35 years

(6)

Average age of minor offspring ...•.••.••••••.•...••••.•• lO years

(7)

Average number of offspring in families with offspring .. 4.1

(8)

Percent of household with female head ..•.•••.•.•.•...... 46.5 percent

(9)

Percent of families with individuals other than offspring
living in household. . . . • . • . . . • . . . . . • . . • . . . . . • • • • • . . . . . . . 9. 0 percent
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INTERPRETATION

-

From the data presented above, it is apparent that tl1e adult population
of Union lfeights is primarily middle age in composition. However, with
approximately 40 percent of the families in the neighborhood raising children,
and only 29 percent of the neighborhood population over 55 years of age; it
is accurate to say that Union lleights comprises a mix of older, possibly
retired or semi-retired individuals and young to middle age parents with young
families.
The cross section of people living in the neighborhood may provide the
basis for believing that neighborhood life in Union lfeights is rich in social
intercourse and diversity of interest. One of the inherent problems of a
statistical analysis of a community is to discount the importance of the
emotional bonds which provide the basis for neighborhood solidarity. Indeed,
a real danger exists in studying the people of the neighborhood as if they
were numerical factions to be interchanged with other fictitious groupings
of people and to be assimilated into a predetermined environment which may
seem immanently logical, but lacking in the emotional supports which make
neighborhood life rewarding. Thus, the rational limitations facing Union
Heights as brought out in a previous section of this report must be carefully
weighed against the emotional content of neighborhood life so as to give the
subjective requirements of the residents equal importance.
Personal Characteristics
(1)

Percent of household heads born in South Carolina .••...• 80 percent

(2)

Percent of household heads born in Lowcountry area •••.•• 75 percent

(3)

Percentage breakdown of factors individuals like about the neighborhood:

(4)

a.

Everybody knows me .................................. 25 percent

b.

Convenience to my job •.....•.•••..•.••.•••••..•••.•• 3 percent

c.

~1>'

d.

:rvfy' friends ............................................ 2 2 percent

e.

r.1)r home ............................................. 16 percent

f.

Other . ...................... _- ......................... 24 percent

church ........................................... 10 percent

Percentage breakdown of factors individuals like least about their
community:
a.

The people .......................................... 5 percent

b.

Available jobs ..••••••••••••••••••.•·••.•••••.•.•... 0. 0 percent
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(5)

c.

Churcl1 . ............................................ 0. 0 percent

d.

Social life ......................................... 5 percent

e.

HollSing .. ........................................... 33 percent

f.

Other .............................................. 55 percent

Percent of families that would move to another location if given the
opportunity:
a.

yes ................................................. 54 percent

b.

no . ................................................. 46 percent

Items (1) and (2) above show that Union Heights is primarily composed of
native South Carolinians, with the majority of these individuals coming from
the general vicinity of Charleston County. As can be discovered from past
population trends, Charleston County has been, and continues to be, a focal
point in the rural to urban migration pattern conmon to metropolitan areas.
No doubt many of the residents of Union Heights moved to the Charleston area
as part of the great influx of rural farm workers seeking a higher standard
of living thought to be available in an urban environment. The promise of
greater opportunity that may have been anticipated by newcomers to Charleston
County exists largely as an illusion to Union Heights residents.
In items (3) and (4), the residents surveyed were given the opportunity to
express specific likes and dislikes about the community. The largest positive
responses to the neighborhood concerned the social relationships present among
the neighborhood residents. Again, this underscores the importance that emotional bonds have on achieving a sense of identity and security, which is often
critically important for meaningful neighborhood participation. As opposed to
the merits of the community socially, the residents seem to feel that the
physical condition of housing presents one of the major shortcomings to be
dealt with. In the "other" categories, large gaps in information indicate that
specific attitudes toward the neighborhood are only vaguely known by outside
observers, and will likely demand extensive personal interviews to fully understand the subjective attitude of the residents of Union Heights.
Item (5) indicates that a majority of the families surveyed would move to
another location if given the opportunity. This raises the important question
of how the neighborhood residents would react to the possibility of losing some
of the friends and family that most of the residents depend on and could possibly lose in the process of relocation. There is enough eveidence provided by
past reactions to proposals to change the residential character of the neighborhood to indicate that relocation may be stiffly opposed. Therefore, a
cautious statement should be offered in light of the fact that a high percentage
of the families surveyed (46%) opposed relocation and consequently may foretell
a shift in neighborhood attitude once public opinion was mobilized in that
direction.
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Economic Characteristics
(1)

!

;

(2)

(3)

Number of family members working.
a.

None

38 percent

b.

One

40 percent

c.

Two

12 percent

d.

Three or more

8 percent

Family members who want work but are unemployed.
a.

None

77 percent

b.

One

21 percent

c.

Two

1 percent

d.

Three

1 percent

e.

Four or more

0.0 percent

r.bnthly family income.

~

r-.

(4)

(5)
i ·

a.

Less than $100.00

16 percent

b.

$100.00 to $149.00

23 percent

c.

$150.00 So $199.00

10 percent

d.

$200.00 to $249.00

15 percent

e.

$250.00 to $299.00

10 percent

f.

$300.00 to $349.00

10 percent

g.

$350.00 to $399.00

10 percent

h.

$400.00 or more

5 percent

Percentage receiving government assistance.
a.

Yes

34 percent

b.

No

66 percent

Type of government assistance.
a.

Old age assistance

8 percent
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(6)

b.

Total and permanent disability

5 percent

c.

General assistance

9 percent

d.

Aid to the needy blind

5 percent

e.

Aid to dependent children

30 percent

f.

Food stamps

43 percent

Average monthly debt.
a.

Less than $100.00

27 percent

b.

$100.00 to $119.00

22 percent

c.

$120.00 to $139.00

12 percent

d.

$140.00 to $159.00

6 percent

e.

$160.00 to $179.00

5 percent

f.

$180.00 to $199.00

3 percent

g.

$200.00 or more

24 percent
INTERPRETATION

From responses to questions concerning the economic characteristics of
the Union Heights neighborhood, it is apparent that high unemployment, low
monthly income, and a substantial number of people on welfare, effectively
summarizes the overall economic condition of the community. Item (2) demonstrates that approximately 23 percent of the unemployed persons in the neighborhood are unable to find employment even though they have expressed a
willingness to work. The remainder of the unemployed persons in the neighborhood can be partially accounted for among persons receiving old age assistance
(0.8 percent), general assistance (0.9 percent), and persons with total and
permanent disability (0.5 percent). Also, item (3) indicates that 64 percent
of the families in Union Heights report incomes below the poverty level
defined by the federal government ($3,000 annually, or $250.00 monthly). This
compares with a percentage of 23.2 for Charleston County, and 24.4 percent for
the State based on 1970 statistical figures. The average monthly debt level
serves to further support the extent of poverty prevalent in the neighborhood.
Item (6) shows that a~proximately SO percent of the responding families maintain debts less than $120.00 monthly.
Health Characteristics
(1)

Is there any present illness?
a.

Yes

33 percent

b.

No

67 percent
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(2)

(3)

(4)

(5)

(6)
~

Health condition of household head.
a.

Good

51 percent

b.

Fair

32 percent

c.

Poor

17 percent

Do you have life insurance?
a.

Yes

91 percent

b.

No

9 percent

Do you have health insurance?

a.

Yes

57 percent

b.

No

43

percent

Have any family members been in the hospital in the last five years?
a.

Yes

44 percent

b.

No

56 percent

Have there been any deaths within the last five years?
a.

Yes

28 percent

b.

No

72 percent

INI'ERPRETATION
The health problems confronting Union Heights are perhaps the single most
llnffiediate concern of the majority of neighborhood residents. Few places in
the State can rival Union Heights in the rates of infectious diseases reported,
or the percentage of deaths lmown to be associated with poor sanitary conditions
and inadequate health care. Item (1) shows that 33 percent of the families
surveyed in the neighborhood reported an illness of at least one member of the
family. This percentage is indicative of only the most general health pattern
for the neighborhood. When more detailed information from the Charleston
County Health Department is utilized however, a health pattern emerges which
shows that almost every segment of the neighborhood population is affected by
one or more serious health problems.
One of the key indicators of the healthiness of an area is the infant
death rate based on a percentage of deaths per 1,000 live births. The infant
death rate in Union Heights in 1968 was measurably higher than the State and
Nation; with 33.8 deaths per 1,000 population, while the State and Nation
recorded only 23 and 21 deaths per 1,000 population respectively. For the
adult population of the neighborhood, the health statistics present a more
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alarming picture. In 1969, the recorded cases of tuberculosis in Union Heights
was 82.3 persons per 100,000 population; as compared to 23.5 per 100,000 for the
State and 18 per 100,000 for the Nation. The recorded cases of venereal disease
indicate a health problem of enormous proportions. The indicated cases of
gonorrhea in 1970 was 886.6 persons per 100,000 population; while syphilis was
also at a high level with 109.4 persons per 100,000 population. This compares
with a national average of 285 persons per 100,000 population for gonorrhea and
10 persons per 100,000 for syphilis cases. It should be noted, however, that
the national averages for venereal diseases could be significantly higher since
many cases of venereal diseases go unreported by private physicians.
The remaining items in this section suggest that most residents of the
neighborhood are constantly confronted by the spector of disease and illness.
Yet, many people are unprepared to meet the consequences when they arise. Item
4 shows that 43 percent of the neighborhood residents surveyed did not have
health insurance. Such a situation must intensify the economic and emotional
pressures on a family; especially when so many have experienced high incidences
of hospitalization (Item 5).
Social Environment
(1)

(2)

(3)

(4)

(5)

Percentage of families interviewed with children attending school.
a.

Yes

62 percent

b.

No

38 percent

Percentage of families with members who attend PTA meetings.
a.

Yes

46 percent

b.

No

54 percent

Percentage of families who attend church.
a.

Yes

86 percent

b.

No

14 percent

Percentage of families who visit within the community.
a.

Yes

72 percent

b.

No

28 percent

Percentage of families who participate in community organizations.
a.

Yes

33 percent

b.

No

67 percent
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INTERPRETATION
The social structure of the Union Heights community displays some unique
qualities which tend to support previous observations regarding the importance
of social bonds established in the community. First, contrary to most social
theories, the lines of communication within the neighborhood are at least as
strong, if not stronger, than those outside the geographic confines of the
area. It is apparent that neighborhood residents fraternize with each other
a good deal more than is typical for the majority of residential communities.
Items (2) and (5), while clearly not an overwhelming endorsement of Union
Heights' unique social qualities, nevertheless does show Union Heights to be
above average in a comparative sense to other residential communities. Several
factors contribute directly to this unusual social climate. The most obvious
and direct cause would naturally have to be found in the extent of poverty
characteristics of the neighborhood. It is a common fact of life in poverty
areas to find poor people with a limited amount of physical mobility available
to them. As a consequence, it is not surprising to know that of the 150
families surveyed in the neighborhood, 77 percent of the families did not own
or have direct access to an automobile. Thus, with so much of the social life
of a neighborhood being conditioned by economic factors; it is natural to
expect that social contact in Union Heights will largely continue to be circumscribed within the geographic boundaries of the neighborhood, until such time
that the income level of the neighborhood is substantially raised.
Housing History
(1)

(2)

(3)

Percentage distribution of rooms per dwelling units.
5 percent

a.

Two or less

b.

Three

10 percent

c.

Four

26 percent.

d.

Five

33 percent

e.

Six

16 percent

f.

Seven or more

10 percent

Percent of dwelling units with inside bathrooms.
a.

Yes

87 percent

b.

No

13 percent

Percent of dwelling units with hot and cold piped water.
a.

Yes

54 percent

b.

No

46 percent

; 1
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(4)

(5)

(6)

(7)

(8)

(9)

Percent of dwelling units with electricity.
a.

Yes

97 percent

b.

No

3 percent

What is the condition of the foundation?
a.

Solid

32 percent

b.

Sags

37 percent

c.

Decaying

16 percent

d.

Needs to be replaced

15 percent

Are the outside doors in good repair?
a.

Yes

35 percent

b.

No ·

65 percent

Are the steps in good repair?
a.

Yes

31 percent

b.

No

68 percent

Do the outside doors and windows have screens?

a.

Yes

57 percent

b.

No

43 percent

Are there any holes in windows or are panes missing?
a.

Yes

48 percent

b.

No

52 percent

(10) When was this house constructed?
a.

Before 1920

2 percent

b.

1920 - 1929

8 percent

c.

1930

1939

23 percent

d.

1940

1949

35 percent

e.

1950 - 1959

21 percent

f.

1960 - 1961

11 percent
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(11) Conditions families like most about present dwelling.
a.

Nothing

b.

It ventilates well

7 percent

c.

It heats well

9 percent

d.

It is well located

30 percent

e.

Other

31 percent

22 percent

(12) Conditions families like least about present dwelling.

~.

a.

It is too small

b.

It needs additional bedrooms

3 percent

c.

Needs living room

1 percent

d.

Needs new roof

10 percent

e.

Plumbing

43 percent

f.

Electrical wiring

g.

Other

21 percent

7 percent

14 percent

(13) Have you made any attempts to move that were unsuccessful?

--.

a.

Yes

5 percent

b.

No

95 percent

(14) Why were you unsuccessful?
a.

Too expensive

33 percent

b.

Lack of credit

0.0 percent

c.

Dislike location of house

0.0 percent

d.

Dislike house

0.0 percent

e.

Family likes present location

45 percent

f.

Other

22 percent

(15) Would you like to move into a better house?

a.

Yes

54 percent

b.

No

46 percent
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(16) Do you own your own home?
a.

Yes

52 percent

b.

No

48 percent

(17) Do you have clear title?
a.

Yes

55 percent

b.

No

45 percent

INI'ERPRETATION
The structural features of the housing units surveyed in Union Heights
bring another dimension to the slum conditions which pervade conrnunity life
in the Union Heights neighborhood. Item 1, shows that 41 percent of the
housing units in the neighborhood have four or less rooms per structure. The
fact that the population density of the neighborhood is already beyond reasonable limits (50.6 persons per net residential acre), clearly points out that
most families are excessively overcrowded in their personal living space.
The best descriptions of overcrowding seldom dwell at length on the shortage
of space or restrictive movement in an abstract sense, but what this means in
terms of interpersonal relations. The following observation entitled 'What
is a Slum" describes the personal implications of overcrowding on an individuals right to privacy.
"It is overcrowding, but few people know Ml.at this really means.
Overcrowding means never a moment of privacy for husband and wife to
build an emotional life together, never a night's sleep unbroken by
crying, fretful children in a crib next to the bed, in the kitchen, in
the living room, never more than 15 feet away ... It's nowhere to go to
rest and relax. It's a television set on a broken table in the living
room - the only furniture that isn't for sleeping or eating - but who
can watch it, the children must get to sleep. It's nowhere to drink
a glass of beer- but out in a bar ... It's no place to fix up to call
one's own ... It's children sent out to the street ... anything for a
minutes peace ... but no way to get it.''
Items 2 through 9 give expression to neighborhood opinions on what is
considered to be major flaws in neighborhood housing. This information should
be viewed in comparison with Table Four~ which indicated earlier that 92 percent
of the dwelling units are substandard in condition. These figures create an
unmistakeable impression that the structural decay found in the majority of
neighborhood houses has reached the point where programs designed to fix-up
and repair substandard units will yield limited results in improving housing
conditions. The responses to item 10 indicate that part of the reason for
this overwhelming decay can be explained by the old age of a large number of
neighborhood houses. Not to be overlooked in importance, however, is the
Robert Summer, Personal Space, the behavioral basis of design, p. 41.
Prentice-Hall, Inc. 1969.
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part that poverty played in lowering the quality of construction materials and
limiting the ability of neighborhood residents to affect repairs on their
houses on a regular basis.
Items 11 and 12 present a recurring theme about the likes and dislikes
of neighborhood housing. Most positive feelings about neighborhood housing
have to do with the location of the structure (meaning the presence of the
house inside the neighborhood). Also, as expressed in the "other" category,
the small financial commitment required of local residents for housing is an
important attribute that people have positive feelings about. The negative
responses toward neighborhood housing show a major concern over inadequate
sanitary facilities (43.0 percent); a further recognition of the high degree
of overcrowding in the neighborhood (21 percent); and a predictable criticism
of overall housing deterioration (as illustrated in points d, f, _and g).
Items 13 through 15 reveal attitudes of local residents and their desires
for better housing. In the survey, it was estimated that only 5 percent of
the area residents have made attempts to achieve better housing outside of
Union Heights. Moreover, Item 14 shows that this small percentage is less
related to poor housing choices available outside of the neighborhood, than
to strong emotional preferences for the intrinsic values that Union Heights
holds for its residents. Naturally, however, the expense involved in moving
from Union Heights to another area deterred many from doing so (33 percent).
It should be recognized that the above interpretation may not hold true for
the neighborhood as a whole, since many families probably have moved from the
neighborhood with less regard for the reasons to stay than others may hold.
Finally, items 16 and 17 show additional reasons why moving outside of
the neighborhood may not be a commonly popular desire. Over half of the
neighborhood residents claim to own their homes; but many families cannot
prove clear title to their property. This fact makes the task of buying and
selling of property very difficult to resolve; and consequently, many families
are restricted in their ability to seek better housing because they cannot
afford the loss on a house that cannot be placed on the open market.
·
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APPENDIX C
SYNOPSIS OF APPLICABLE LOW-AND
IDDERATE- INCClffi HOOSING PROGRAMS
1.

HUD Low Rent Public Housin~ Program (U.S. Housing Act of 1937,
PUblic Law 75-412, as amen ed)

The low-rent public housing program provides financial and technical
assistance to local housing authorities to plan, build and/or acquire, own and
operate low-rent public housing projects. Federal annual contributions are
made to cover the debt service on local authority bonds sold to pay for the
development or acquisition of public housing. Assistance is also provided in
the fonn of preliminary loans to the authority for planning, and temporary
loans to build.
On completion of a project, the dwellings are then rented to low-income
families. Monthly payments are calculated primarily on the basis of income,
with special subsidies for persons displaced by urban renewal or other governmental action or by natural disasters, for the elderly and the handicapped,
and for families of llllusually low income or with more than four minors.

Preference is to be given to programs providing for maximum tenant participation in the development and operation of tenant services. Tenant services
include: counseling on household management, housekeeping, budgeting, money
management, child care, and similar matters; advice as to resources for job
training and placement, education, welfare, health, and other conmnmity services;
services which are directly related to meeting tenant needs and providing a
wholesome living environment; and referral to appropriate agencies when necessary for the provision of such services.
2.

HUD Low-Rent Public HousinrLeasing (Sections 23 and lO(c),
Act of 1937, as amended (4 U.S.C. 1423 and 1410c))

u.s.

Housing

Annual contributions made to authorized local housing authorities enable
them to work with real estate agencies, owners, and developers in providing
housing for low-income families. Local housing authorities lease dwellings
from private owners and make them available to low-income families. Local
authorities may also acquire structures containing leased llllits and sell
these units to the tenants on tenns that would enable them to make the purchase
without undue financial hardship.
Applicants may be local housing authorities and other authorized public
agencies. The local governing body must have passed a resolution approving
the application of the housing program to the locality.
Application is made to the HUD regional or area office serving the locality.

96

3.

---- ---,-n-.-n

•

4

if

0

-------I

•

H<

£
...

0

y

.. .,

• WR\

9

i •

i

9

•

am (Section 22l(d)(3),
'Y the Housing Act of

The 22l(d)(3) Program provides mortgages with special terms to finance
the construction or rehabilitiation of rental and cooperative housing projects
of five or more dwelling units for people of low and moderate income.
The mortgages may bear interest rates as low as 3 percent. Where the
mortgages are below market interest rates, the incomes of occupants of the
housing nrust fall within prescribed limits.
Applicants to construct or provide such housing may be public agencies
other than local housing authorities obtaining federal assistance for low-rent
public housing, private non-profit corporations or associatives, cooperatives,
limited distribution corporations including builder-sellers, and other sponsors
approved by FHA.
Rental housing projects financed with below-market interest rates FHA
22l(d)(3) mortgages are permitted to be converted to cooperative or condominium
ownership~

A low or moderate income purchaser can purchase an individual family unit
and an undivided interest in the common areas and facilities of a project at
a price not in excess of the appraised value of the property and with a mortgage
bearing the below-market interest rate then in effect. At least a three percent down payment will be required, which can be applied in whole or in part
toward closing costs.
A cooperative, with membership open only to low and moderate income
families meeting income limits prescribed for 22l(d)(3) below-market interest
rate projects, can purchase a 22l(d)(3) project for an amount not exceeding
the appraised value of the property for continued use as a cooperative. The
insured mortgage can bear the below-market interest rate in effect at the
time the commitment to insure the mortgage is issued.
4.

HUD 22l(d)(4):

Rental Housing Program (Section 22l(d)(4) National Act
(Pilbhc Law 73-479), as aade<ll:>y the Housing Act of 1959, Public Law
86-372)

The 221 (d)(4) Program is designed to help provide rental housing for
persons displaced by governmental action and for low and moderate income
families in general.
Applicants may be private profit motivated entities.
~brtgages on rental housing projects of at least five units are insured
by FHA up to 90 percent of the estimated replacement cost. The dwellings
may be in detached, semi-detached, row, walkup or elevator structures. The
housing is intended for low and moderate income families, persons 62 years
and older and handicapped persons, although there are no family income limitations on occupancy.
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5.

HUD-235: Home Ownership Pro~am (Section 235 National Housing Act
Public Law 73-479), as addedy the Housing and Urban Development Act
of 1968, Public Law 90-488)

Section 235 of the National Housing Act is authorized to provide federal
assistance to homeownership by lower income families (including membership in
a cooperative). Under the program, the Secretary of HUD may enter into contracts to make periodic payments to lenders 1-vho make FHA-insured home mortgage
loans to these families. The payments will be in an amount necessary to make
up the difference between 20 percent of the family's monthly income and the
required montl1ly payment under the mortgage for principal, interest, taxes,
insurance, and mortgage insurance premium. In no case, however, can the
payment on a mortgage exceed the difference between the required payment under
the mortgage for principal, interest, and morgage insurance premium and the
payment that would be required for principal and interest i f the mortgage bore
an interest rate of 1 percent. The amount of the payment on each mortgage
will vary according to the income of the home owner. The family's income is
required to be recertified at least every two years and appropriate adjustments
made in the assistance payment to reflect any d1anges.
The assistance payment is available for a purchaser having an income, at
the time of his initial occupancy, not in excess of 135 percent of the maximum
income limits that can be established in the area for initial occupancy in
public l1ousing. However, up to 20 percent of the funds authorized in appropriation acts for the program can be used to assist families with incomes
above these limits, but which are not in excess of 90 percent of the income
limits for occupancy in a section 22l(d)(3) below-market interest rate housing
project.
In calculating the income of the homeowner for the purpose of determining
eligibility as well as the amount on which the 20 percent computation will be
made, there will be deducted $300 for each minor child who is a member of the
homeowner's innnediate family and living with him. Also, income of minors will
not be included in the homeowner's income for this computation.
The amount of a home mortgage cannot exceed $21,000.
The minimum down payment is $200 for families with incomes up to 135
percent of the maximum income limits that can be established in the area for
initial occupancy in public housing and 3 percent in other cases.
6.

S ~; ction 237 of the National Housing Act provides incentive for homeownership and counseling assistance to low and moderate income families who, for
reasons of credit history, irregular income patterns caused by seasonal
employment, or other factors, are unable to meet the credit requirements
generally applicable for the purchase of a l~me under the regular FHA mortgage
insurance program.
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7.

Senior Citizen Housing (Section 231, National Housing Act
Public Law 73-479), as added by the Housing Act of 1959, (Public Law
86-372) and as amended)

fRJD-231:

Mortgages are insured by the Federal Housing Administration to finance
new or rehabilitated rental projects of eight or more dwelling units specifically designed for occupancy by the elderly (aged 62 years or over) or the
handicapped.
On a public agency or non-profit project, tl1e mortgage amount may be up
to 100 percent of replacement cost fornew, and 100 percent of value at
completion for rehabilitated housing. On a profit-motivated project, the
percentage in both instances is 90 percent.

Applicants may be public agency, non-profit, or profit-motivated sponsors.
Application is made to a lending institution approved by HIA as a mortgagee,
after pre-application conference with the local FHA insuring office.
8.

fRJD 312: Rehabilitation Loans (Section 312, Housing Act of 1964 (Public
Law 88-560), as amended)

Direct Federal loans with terms up to twenty years and bearing interest
at 3 percent are made for the improvement of residential and non-residential
properties. In areas of federally assisted urban renewal programs; in areas
of federally assisted code enforcement; in areas certified by the local
governing bodies as containing a substantial number of structures in need of
repairs and definitely planned for rehabilitation or code enforcement within
a reasonable time; or in structures determined to be uninsurable because of
physical hazards, after an inspection pursuant to a state-wide property
insurance plan approved by HUD under the program of property insurance for
riot-affected areas.
Residential property loans may not exceed $12,000 ($17 ,400 in higli-cost
areas) per dwelling unit or the actual cost of rehabilitiation, whichever is
less. In some cases a rehabilitation loru1 on an owner-occupied one- to fourfamily property may include an amount to refinance existing debt on the pro1?erty. Han-residential property loans may not exceed the lesser of : (1)
$50,000; (2) the cost of rehabilitiation. TI1ere are other limitations on the
amount of loan that may be made on a specific property.
Relocation assistance and Federal relocation payments must be provided
for individuals, families, and businesses displaced by this program.
Applicants 1aay be owners of property or tenants of non-residential property
whose leases will not expire during the loan term. With limited exceptions,
loans on residential property are restricted to low-income applicants.
Application is made through the local public body administering the urban
renewal or code enforcement project, or to the appropriate fRJD regional office.
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9.

HUD: Homes for Certified Veterans (Section 203(b), National Housing
Act, PUbl1c Law 73-479, 12 O.s.C. 1709, 1715 (b)).

The FHA insures lenders against loss on mortgage loans. The loans may be
used to finance the purchase of proposed, tmder construction, or existing one
to four-family housing, as well as to refinance il1debtedness on existing housing.
Maximum insurable loans for a mortgagor are as follows: 1 family, 33,000;
2 or 3 family, 35,750; 4 family, 41,250.
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