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ABSTRACT

GUIDELINES FOR STATE INVOLVEMENT IN THE DEVELOPMENT
OF NEW COMMUNITIES IN MASSACHUSETTS: TOWARD A STATE
URBAN GROWTH POLICY

by
Lawrence Elliott Susskind

Submitted to the Department of Urban Studies and
Planning on June 4, 1970 in partial fulfillment of
the requirements for the degree of Master of City
Planning.

This thesis is concerned with establishing guidelines for state
involvement in the development of new communities in Massachusetts.
State planning for urban growth, specifically state involvement in
the planning and development of new communities must be undertaken
within a systematic and carefully defined intergovernmental frame-
work. State policies and plans expressed in the form of public
works, the allocation of resources, the use of taxing and borrowing
powers, the development of transportation linkages and the sum total
of all actions taken by various state agencies can ''make or break
new community development in the Commonwealth.

At present no state policy exists which can reconcile the compet-
ing interests which play a role in directing urban growth in the
Commonwealth: 1) the developers worried about their ability to con-
trol, program, and profit from urban development, 2) the residents
of urbanizing areas concerned about state intervention in local deci-
sions relative to community and environmental development, and 3) the
wider regional interests concerned about the quality, scope and phas-
ing of development. '

Chapter | offers a definition of new communities and establishes
the theoretical rationale for the development of new communities in
metropolitan urban areas as part of a state urban growth policy.
Chapter |l measures the potential for the development of new communi-
ties of approximately 50,000 persons each throughout Massachusetts,
and indicates those areas which are ripe for such development.
Chapter |1l examines three alternative new community development
strategies indicating the political and financial feasibility as well
as the public benefits of each strategy. Chapter 1V concludes with a



‘discussion of alternative incentive-control systems for guiding
urban growth, with an outline for an intergovernmental planning-
implementation framework for new community development and a
series of questions which need to be considered by state offi-
cials and the public at large prior to the implementation of a
state program for new community development.

Thesis Supervisor: John T. Howard
Title: Professor of Urban Studies and Planning



Acknowledgments

There are several people to whom | owe special thanks for
their interest and assistance in the preparation of this thesis.
Professor John Howard, Professor Aaron Fleisher, Professor Lloyd
Rodwin, Mr. Alexander Ganz, Professor Kevin Lynch, and Professor
William Doebele all helped to focus my thinking and research
either by offering constructive criticisms of earlier drafts of
parts of this thesis or by pointing out new sources of informa-
tion or new ways of approaching important issues.

Dr. Constance Williams of the Massachusetts Department of
Community Affairs, Mr. Regis Harrington of the Massachusetts
Department of Commerce and Development, and Mr. James Powers, of
the Massachusetts Legislative Research Bureau provided me with
valuable insights into the workings of Massachusetts government.

To my colleagues Steven Browning, Matthew Hobbs, and Thomas
Nutt, with whom | spent many hours discussing and arguing the
problems and merits of new community development, | am especially

grateful.



TABLE OF CONTENTS

Page
ABSTRACT . ..vvvunnns e e i
ACKNOWLEDGMENTS .. v e v et s e e eeeetaanaansineeeeeeeeaaaeaenesn v
TABLE OF CONTENTS .4t vuttananeeeenneeneneennnnnnniineaneaeneens v
LIST OF CHARTS .ottt ttuuueeneneeenseeteneaneeesenennaaneenss viii
RS AL Y- T3 ix
LEST OF MAPS . uuvs e teateteeeeeeneseeseeianeeeeeaneaiaeaens xi

INTRODUCTION

The Role of State Government in Guiding Urban Growth ...... 1

Options for State Involvement in the Urban Development

PrOCESS et v vsevoseestenenansasenssssnansassasss Chereer e 5
FOOLNOtES e v vv vttt tensasenasanonnnan e e saseaeaenasaseanna 12

CHAPTER |
PN ETrOdUCEION et vostneenonsoonnenssnsonsssanasssssssssannns 16

Major Problems of Planning and Developing A New Community. 18

Recent Proposals Calling for the Development of New

Communities in the New England Area ......ccviiiniincones 30
New Community Development in the Metropolitan Area:

"The Growth Point Theory' . ittt eneennnnaecnns 32
New Communities and the Planned Expansion of Existing

T OWNS ¢ s s s o e aeennnsosesoesssssssnssssonnananasos e aeeaen 38
New Communities As An Alternative to Suburban Sprawl...... 45
The Role of State Government in New Community

DEVEl OPMENt . et ten tas s neaevasanssssassansassosaoaananans 53
Considerations for State Involvement in Private Efforts

to Build New COMMUNTEi@S. e s eersreesonnosonacasassseenons 54
FOOTMOEL S e « e v et s s o cennnnsenesaenanssosansnsasosassessans 61



TABLE OF CONTENTS

(continued)

Page
CHAPTER 11
Introduction. .cveeverienvecnennns e e 68
The Regional Distribution of Economic Activity in
MASSAChUSE LS. v vt ennneesssonasosssenvssossssnsnscnnnns 72
Data ANalySiS..uuiee et rooanesnsaneansessnsennnosnnsnnss 93
The Process of Selecting Sites for New Community
DeVelOPMENE . st ivtietissnsarssoarseasesssaasssesenss eees 95
CONCIUSTONS . st vttt e vt eneessessennnsnsosanasssannasossnnos 110
FOOtNOteS. cvvvruenssn et ieieieaeaeae et 114
CHAPTER 111
TN trOdUCEiON. it teie it ineeotaneernsnnsonnsnsns Ceeea i 118
Strategy #1
Providing Regional Planning Agencies with the
Power to Act as Industrial and Economic
Development Authorities......coeeeievinnnernninnnnnn 123

Strategy #2
Providing for the Creation of a State Chartered,
Non-Profit New Community Development Corporation...128

Strategy #3
Providing for the Establishment of New Community

Development DistrictS..eiee e ianoennnrcanannnens 132

CONC US T OMS e s ettt veosnesesssennsnnoeseeassnsnssssneansnsan 141

FOOtNOtesS. «vevesnsns ettt itee et et ettt e 144
CHAPTER IV

INtrOdUCE ION . et s vetenessersnsnsansossnsssnssonsnsssnacsnas 152

Incentive-Control Systems for Land Use Guidance........... 153

An Intergovernmental Planning Framework for New

Community Development. . veeveveueenneesoneeenosonasanssas 161
Postscript: Questions That Remain to be Answered......... 164
F OO MO S e s v e s evaenensonsesosononenssnnsnssessnsnsnaess 166

vi



TABLE OF CONTENTS

(continued)
Page
APPENDIX A
A New Community of 50,000 People....cciviuiiiiiinnnnnenennn 169
APPENDIX B
SCOre ON Seliuieeieerenneseennsansnnnasons i easrses e 173
APPENDIX C
Weight On Set...viivrieirinneenssnsencnesnsnsaannanns veeses 175
APPENDIX D
Proposed Legislation - An Act Providing for the
Establishment of Northern Middlesex Area Commission
As A Regional Planning and Economic Development
N ER S s RS T R S R R 176

APPENDIX E
The Legal Basis for Regional Planning in Massachusetts.... 185
APPENDIX F

Bibliography. e e e e iiienerneresnseneeneeananaassnasanns 191

vii



Vi.

LIST OF CHARTS

LISTING OF STATE ECONOMIC AREAS. vvueeernnnnunnnnennnns
LISTING OF PLANNING REGIONS. . .veeiurvernenennnnaernnnnns
SMSA's WITH POPULATIONS (1960) ... ueuueneernnerennnnnnnnss
TOWNS SELECTED FOR ANALYSIS IN ROUND TWO.........vvun...

RANKING OF POTENTIAL SITES FOR NEW COMMUNITY
DEVELOPMENT. it vt it iiiiiiiininnnn e Chereaas

viii

Page



N L e s A S T A Vo

LIST OF TABLES

RESIDENT POPULATION........ O

PERSONAL INCOME.............. Cersetrensan e

PER CAPITA PERSONAL INCOME. .. i iiineinininnnaennnnnns

TOTAL CIVILIAN EMPLOYMENT....cvavuvnns Chrereeenaeesans

NONAGRICULTURAL EMPLOYMENT .. ..vviiennnennrecronnoaans

COMMODITY PRODUCING EMPLOYMENT.....cciviiinianiiinnes

NON COMMODITY PRODUCING EMPLOYMENT......cecveiiieaeenns

AGRICULTURE,

CONSTRUCTION

FORESTRY AND FISHERIES EMPLOYMENT........

EMPLOYMENT....cvvvan e it st

MANUFACTURING EMPLOYMENT. ..ot iniiiinininienineenns

TRANSPORTATION, COMMUNICATION, AND PUBLIC
UTILITIES EMPLOYMENT ..ot ittt i iiinnscnentinaseeeens

WHOLESALE AND RETAIL TRADE EMPLOYMENT..............een

FINANCE, INSURANCE, AND REAL ESTATE EMPLOYMENT........

SERVICES EMPLOYMENT. .. i iiiiiienennionnnetnaraonenanns

GOVERNMENT EMPLOYMENT .. i ie vt iiinnniannnenennnnaans

AVERAGE ANNUAL RATE OF GROWTH OF RESIDENT

POPULATION

..........................................

AVERAGE ANNUAL RATE OF GROWTH OF PERSONAL INCOME......

AVERAGE ANNUAL RATE OF GROWTH OF PER CAPITA
PERSONAL INCOME.. ..o viiiiennnanoaenrenesnnnn e

AVERAGE ANNUAL RATE OF GROWTH OF TOTAL CIVILIAN

EMPLOYMENT

oooooooooooooooooooooooooooooooooooooooooo

85
85
85
86
86
86
87
87
87
88

88
88
89
89
89

90
90

90

91



LIST OF TABLES

(continued)

Page
2.4,A  AVERAGE ANNUAL RATE OF GROWTH OF NONAGRICULTURAL

EMPLOYMENT. .ottt eeiiinee i eneenann, e 91
3.1 METROPOL ITAN SHARES OF RESIDENT POPULATION............ 91
3.2 METROPOLITAN SHARES OF PERSONAL INCOME................ 92
3.3 METROPOL ITAN SHARES OF TOTAL CIVILIAN EMPLOYMENT...... 92
41 EMPLOYMENT PARTICIPATION RATE OF POPULATION.......... .92

5.1 ESTIMATED PERCENTAGE OF POPULATION AND EMPLOYMENT
INCREMENT 1970-1985 NEW COMMUNITIES WOULD BE
EXPECTED TO CAPTURE 93



LIST OF MAPS

STATE ECONOMIC AREAS. ... i iiiiiiininennnnn, e
PLANNING REGIONS IN MASSACHUSETTS...............
STANDARD METROPOL ITAN STATISTICAL AREAS.........

MASSACHUSETTS HIGHWAYS. . . viiiiiiiiiinennanns .

CITIES AND TOWNS SELECTED FOR ROUND TWO ANALYSIS

x1i

ooooooooo

ooooooooo

Page



INTRODUCT ION

The Role of State Government in Guiding
Urban Growth and Development

Each of us pays for the inefficient and inequitable patterns
of urban development that currently mar the landscape. As metro-
politan areas throughout the United States continue to grow, the
social and economic costs associated with poorly planned urban
growth will come to represent extremely important political and
governmental problems. There is no simple way of dealing with
these mounting social and economic costs. Even though the rate
of technological achievement has accelerated, the problems that
beset our cities and towns still tend to proliferate. We must
face up to the issues raised by unchecked and uncontrolled urban
development:

As our population grows and our technology ad-
vances, the decisions about the use of land and
of public revenue become increasingly complex.
The governmental machinery to make these deci-
sions and the governmental influences on pri-
vate market decisions have not kept pace with
this complexity. As a result, we are faced
with traffic congestion, blight in our central
cities, unequal burdens of suburban expansion,
duplication of public facilities, and an in-
efficient use of public and private resources.

At every level of government there are important actions to be

taken if we are to confront these issues successfully. State



government, in particular, has an indispensable role to play in
addressing the problems of urbanization; to a great extent the
ability of local governments to cope with urban growth and
developmént depends on the attitude and organization of state
government (e.g. its willingness to allocate resources and
decision making powers to lower levels of government). The tools
available to localities, the money they spend, and the powers
they exercise are to a great extent determined by a wide assort-
ment of state constitutional, statutory, and administrative
regulations. Even given the authority and the independence
afforded localities by such provisions as home rule, the state
government still controls and delimits local governmental
functioning.2

Even if an overall urban growth policy had been formulated
at the federal level, planning for future urban development
would still be primarily the responsibility of state governments.
It is unfortunate that the nation as a whole has not established
a consistent policy with respect to the management of the
country's land resources or with respect to the many federal
programs designed to assist, influence, or regulate the process
of urban development at the state, regional, and local levels.3
Increasingly there are instances where federal programs are in
conflict with each other. Federal agencies involved in the
preparation of highway plans, and air transportation plans,
water resource development programs, and community facility

improvement programs, plans to redevelop industrial areas and



depollute rivers are often found to be working at cross purposes.
Most of the plans and programs are necessary and desirable. How-
ever, to date, these plans have not been synchronized, nor have
they been analyzed to insure that they are consistent with each
other or compatible with local goals and aspirations. Thus,
because many agencies and departments at the federal level are
pursuing separate programs without adequate coordination, state
governments are in a difficult position. They are forced to deal
with a variety of separate agencies, each with its own programs
and priorities and each with its own needs and objectives.
Although several proposals have been made to impose a
somewhat greater degree of organization on federal programs and
agencies involved in planning for urban growth and development,
support for these measures is far from assured in the near future.
If a national urban growth policy is not adopted, state government
will probably remain the only level of government sufficiently
well structured to exert control over and bring order to conflict-
ing local and private interests; or if one of the several national
urban growth policies that has already been proposed is adopted,
state government will still have a crucial role to play since most
of the recent proposals rely heavily on state involvement. In
any case, it seems that state governments will continue to bear
most of the responsibility for guiding and directing urban growth.
State governments possess several critical qualifications

that allow them to play a particularly constructive role in urban



development. States have the power and the financial resources to
move broadly on several fronts simultaneously. States have had
experience with far-ranging programs (highway, recreation, water
resources development, and welfare programs, to name a few) that
have had, and will continue to have, a significant impact on the

5

development of urban areas. Moreover, ''the state occupies a
unique vantage point, broad enough to allow it to view the details
of development within state boundaries as part of an interrelated
system, yet close enough to enable it to treat urban problems
individually and at first hand.“6

In the past, the extent to which local governments, especially
in metropolitan areas, have leapfrogged the state to seek federal
assistance for urban renewal, planning and area redevelopment
purposes, suggests that many state governments have been unable
or unwilling to play a major role in guiding urban growth and

7 It would probably be foolish to suggest that all

development.
state governments are presently equipped to deal with the complexi-
ties of the urban development process. However, because state
governments already possess the legal, administrative, and
political powers necessary to guide urban development, and because
the political and financial problems of creating new institutional
structures with powers equal to those of state governments are
almost insurmountable, it is important to seek ways in which the

leadership potential which state governments already possess can

be realized.



Options for State lInvolvement in the Urban
Development Process

Many recommendations have been made regarding the need for
state action in the field of urban development.8 Most of the
recommendations can be grouped under four general headings:

1. The state should provide local and regional governments
with remedial services and assistance when called upon to do so.

2. The state, when it thinks it advisable, should undertake
a variety of direct actions to assist and strengthen local govern-
ments in the exercise of their responsibilities.

3. The state should impose certain controls on the activities
of local governments and private interests in those cases where
localities acting independently of one another cannot reach
agreement, or in those instances where private developers seem
intent on taking actions which are not in the '"public interest."

k., The state should assume an active role in the planning
and implementation of new urban growth and/or the redevelopment
of existing cities and towns through a far-ranging program of
public investment and, where necessary, through the creation of new
instrumentalities.

State involvement in the urban development process will
necessarily vary fram area to area within a state, as well as from
state to state. In some instances it may be most appropriate for

the state to delegate a wide assortment of permissive powers to



local governments which can be utilized as the need arises. |In
other cases, more direct assistance of a technical or financial
nature may be warranted. In some instances, stringent state
regulation or control coupled with the expansion of state
assistance programs in such areas as housing, industrial development,
transportation, recreation or open space preservation may be required.
The state's role vis a vis local and federal government is
changeable. Actions and approaches will vary widely. In one sense
the options available to state government can be viewed on a
continuum extending from relatively indirect to markedly direct
action. In another sense, the range of state actions can be
arrayed on the basis of how permissive or how regulatory they are.
Seven options available to state government in its dealings with
municipalities and private developers are described below:9
1. The state may enable existing cities and towns to plan, spend
money, raise funds, acquire land, and construct projects for urban
development purposes. The state has a responsibility to make
certain that localities have the basic powers with which to move
intelligently toward solutions to urban problems. In most
instances, localities have these powers, although authority to
plan or raise funds for a specific function may not always be
included within the general statutory authorization.]
2. The state may enable localities to collaborate, join together
through cooperative arrangements, or consolidate to provide

services that are difficult for any one town to handle independently.



This would encompass making provision for voluntary municipal
mergers, the transfer of functions from city to special district
or vice versa, the establishment of metropolitan study commissions
or multi-purpose functional districts; the creation of metro-
politan planning agencies, regional planning agencies, or
metropolitan councils of government. The state's aim is usually

to foster the enlargement or consolidation of local government so
that municipalities become more capable of controlling metropolitan
and regional growth. Local governments are usually responsible

for taking the initiative themselves in these matters.]]
3. The state may provide technical assistance to localities to
help them fulfill their development responsibilities. An arrange-
ment whereby a state planning agency provides staff service to a
local government to help prepare comprehensive physical plans or
special planning studies is only one of the many ways in which such
technical aid can be utilized. The state usually requires locali-
ties to meet minimum standards of performance as a condition for
receiving technical aid.]2
Lk, The state may extend financial assistance to localities in the
form of loans, grants-in-aid, or tax concessions, in order to
broaden the fiscal base the localities may draw upon in their
efforts to combat urban problems. Financial assistance takes
various forms. New Jersey, for example, has a program of Issuing
grants-in-aid to communities over a five-year peribd to help carry

out continuing planning. Several northeastern states, including

Massachusetts, provide funds to cities to help them meet their



share of urban renewal costs.]3 A growing number of states are
taking a more active part in metropolitan open-space planning
programs by authorizing funds which localities can use to purchase
the fee or an interest in the fee on land. In most cases an
adequate standard of local governmental performance is a quid

pro quo for state financial aid. Grants-in-aid, therefore, provide
state government with substantial bargaining power.

5. The state may regulate or administer certain local activities
that have area-wide implications. The state may move directly to
resolve disputes among local units of government in a metropolitan
area, especially disputes that cannot be resolved at the local
level by mutual agreement, or are of such moment as to impede the
effective performance of governmental functioning in the area.]h
Another form of direct state action includes the establishment of
rigorous statutory standards for the creation of new municipal
corporations within the geographical boundaries of metropolitan
areas, and to provide further for the administrative review and
approval of such proposed new incorporations by an appropriate
state unit.]5 This form of state action is based on the assump-
tion that it is difficult for localities to take effective measures
in these matters, and that the state must step in to protect the
interests of the greater ''regional community."

6. The state may expand the scope of its activities and subsume
many of the responsibilities traditionally belonging to local

governments. The acquisition of land or the purchase of easements



for open space are examples of this form of direct state action.
Such measures may be precipitated primarily by the inability of
localities to act quickly enough in the face of rapid growth.]6
7. The state may itself exercise local functions -- it might wish
to do so if local resources are inadequate or if certain functions
cannot be performed efficiently by the locality even with state
financial aid. For example, the state might act as a developer of

17

new low and moderate income housing or entire new communities.

How far and in what direction a state should go depends on
several factors. One factor is the state government's past
experience in dealing with urban development problems. Some state
highway departments, for example, have traditionally left many
decisions to the discretion of counties and cities. Since this
pattern has been well established, the states continue this arrange-
ment, rather than assert more direct control over highway develop-
ment. The historical pattern of state financial aid to localities
often is correlated with the degree to which local initiative has
become a tradition. Some states have long standing policies of
granting considerable funds to localities for general operations.
Since state standards governing the use of these funds must be
met, state control over local policy is often achieved through the
distribution of funds to localities. In Massachusetts, the

traditional strength and independence of cities and towns must be

taken into account in the formulation of any public policy to deal



10

with urban growth. This is not to say that the state, if it wished,
could not recoup much of the power that it has delegated to
localities, but it is quite clear that any program designed to
reduce the power and authority of local government in Massachusetts
would face stiff opposition.

Another key factor in determining the appropriate course of
state action in the area of urban development is the relative
intensity of metropolitan urban problems. For example, if the
supply of metropolitan open space were being devoured too quickly,
or if the transportation system were not meeting area~wide needs
for the distribution of people and goods, then the state might
conclude that local government was responding too slowly, and that
more direct state action was appropriate. In Massachusetts it may
well be that the increased pressures of urban growth and develop-
ment brought about by the recent development of Route 128,

Route 495, Interstate 290, and the Massachusetts Turnpike may have
become sufficiently severe to suggest that more direct state action
is required than would otherwise be acceptable.]8 State govern-
ment, if it is to avoid permanently impairing local autonomy, must
decide what the limits are beyond which it cannot go. At what
point would state intervention be excessive? Under what circum-
stances can local governments be considered incapable of providing
solutions to area-wide problems?

Each state, including Massachusetts, needs to adopt a set of

development objectives which can unify the many supervisory and
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regulatory actions of the administrative agencies and the state
legislature. Too often state agencies work at cross purposes

to one another and to local governments. But the growing number
of states which have adopted comprehensive planning programs
testifies to the heightened awareness of the need to provide some
overall direction to the pattern of development in each state.]9
Through the establishment of long-range development programs,
the states can implement recommendations for orderly, coordinated
growth. Policies thus established serve three purposes: local
governments have a benchmark against which to chart the success of
their own development programs, the work of many state agencies

in development programming can be more effectively integrated;

and federal programs can be utilized to maximize the benefits of
public investment through efficient and equitable use of land to
meet state priorities.

In exercising leadership, the state must decide how aggressive
it is going to be in intervening to redirect the development
policies of public agencies and private institutions. This thesis
will examine the implications of an extremely vigorous state policy
which calls for direct state intervention in the urban development
process. Specifically, criteria for state investment and guide-

lines for state involvement in the development of new communities

will be discussed.
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FOOTNOTES

Introduction

1. '"Guiding Metropolitan Growth' (New York: Committee for
Economic Development, 1960), p. 14.

2. Norman Beckman, ''Our Federal System and Urban Development:
The Adaptation of Form to Function,' Journal of the American
Institute of Planners, (J.A.1.P.), Volume XXX, August, 196k,
p. 155,

3. In January, 1970, Senator Jackson introduced a bill in Congress
to amend the Water Resources Planning Act (79 Stat. 244) to
include provision for a national land use policy by broadening
the authority of the Water Resources Council and river basin
commissions and by providing financial assistance for statewide
land use planning. In March 1970 a bill was introduced into
the House of Representatives (H.R. 16647) by Mr. Ashley ''to
provide for the development of a national urban growth policy,
and to encourage and support the rational, orderly, efficient
and economic growth and development of our States, metropolitan
areas, cities, counties, and towns, with emphasis upon the
development of new communities and upon inner city development.'
In 1969 Florence Dwyer of New Jersey introduced a bill into the
House of Representatives (H.R. 13217) to 'provide for the
balanced urban development and growth of the United States.'

4, For a discussion of national urban growth policy in the United
States, see Lloyd Rodwin, Nations and Cities: A Comparison of
Urban Growth Strategies (Boston, Houghton Mifflin Co.), 1970.

5. The impact of state agencies in Massachusetts on urban and
regional development is described in State Agencies and Regional

Development, a study prepared by the Area Development Center,
Boston University, for the Massachusetts Department of Commerce
and Development through the Massachusetts Regional Planning
Project, October 1966. For an inventory of Massachusetts State
Programs affecting urban development see Inventory of State
Programs, Massachusetts Executive Office of Administration and
Finance, October, 1968, 3 vols.

6. Council of State Governments, State Responsibility in Urban
Regional Development (Chicago: Committee on State Planning of
the Governors Conference), 1962, p. 18.
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FOOTNOTES

(continued)

Introduction

10.

12.

The present degree of federal participation in state and local
affairs reflects previous failures to anticipate needs. This
failure in a sense created a vacuum into which the federal
government moved. Since World War 1l, the growth of direct
relationships between the federal government and cities,
counties, and other units of local government has been of in-
creasing concern to state governors and legislatures. The
tendency of federal agencies and of local governments to by-
pass the states has been ''deplored.'' On the other hand, the
Congress has contended that inaction on the part of state
governments should not be permitted to deprive a local govern-
ment of federal aid. (Channelization of Federal Grant Programs
for Urban Development, 1966 State Legislative Program of the
Advisory Commission on Intergovernmental Relations, Washington,
October, 1965.)

See the Advisory Commission on Intergovernmental Relations,
Annual Reports, 1968, 1969, 1970 for a summary of the most

recent recommendations. Also see the Proceedings of the National

Governor's Conference, 1960-1968, including the special reports
of the Committee on State-Urban Relations, 1967 and 1968, pub-
lished by the National Governor's Conference, Chicago, Illinois.

These options were presented in State Responsibility in Urban
Regional Development, op. cit., pp. 19-20.

For an explanation of this situation relative to Massachusetts
law, see memorandum from James Powers, principal research
assistant to Daniel 0'Sullivan, Director of the Legislative
Research Bureau, on ''Devolution of Powers: Features of Self-
Executing Constitutional Home Rule in Massachusetts,' June 26,

1968.

For an explanation of this situation relative to Massachusetts
law, see report relative to Regional Government of the Massa-
chusetts Legislative Research Council, January 26, 1970 and
report relative to Voluntary Municipal Merger Procedures of
the Massachusetts Legislative Research Council, March 11, 1970.

The Department of Community Affairs has responsibility for the
administration of state-wide planning aid programs. Local
planning groups collaborate with Community Affairs and 11 regions
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FOOTNOTES

(continued)

Introduction

13.

participate in regional planning programs. Through 1969 these
cooperative planning projects had an aggregate project cost of
about $6,000,000 of which the Federal Government was supplying
about two-thirds.

On redevelopment projects for which contracts for federal capi-
tal grants have been signed, the Department of Community Affairs
is authorized to make a grant from state funds up to one-half of
the local share required by the federal contract. In 1969 the
limit on aid authorized to be granted from state taxes was
$40,000,000 with annual payments not exceeding $2,000,000.

These limits will probably be doubled in the next few years. On
projects to redevelop commercial or industrial areas for which
no federal aid is available, state grants of 50% of the net cost
to the community are authorized up to a limit of $20,000,000.
There is little redevelopment in Massachusetts in this second
limited class.

A unique example of this in Massachusetts is Chapter 774 of the
Acts of 1969 (H 5581) which provides for the construction of
low or moderate income housing in cities and towns in which
local restrictions hamper such construction. Should a local
zoning board of appeals deny a permit to build subsidized low
or moderate income housing and such housing does not then exist
in the community in minimum quantities established by the
General Court, then after a hearing into the facts and a review
of the local decision, the State Housing Appeals Committee can
issue a permit. For a complete summary of the regulations see
Department of Community Affairs Memorandum, Summary of 774,
September 1969.

See Massachusetts General Laws, Chapter 121A, dealing with the
establishment of Municipal Development Corporations.

See an act establishing a state land development agency submitted
by the Department of Community Affairs to the General Court in
1969 and 1970.

See pending legislation relative to the proposed Replacement
Housing and Community Development Corporation (discussed further
in Chapter |l of this thesis).



FOOTNOTES

(continued)

Introduction

18. See ""The Social and Economic Impact of Highways: Demographic
Patterns in the Interstate Route 495 Area'' prepared by the
Bureau of Socio-Economic Research, Inc. for the Massachusetts

Department of Public Works, 1963.

19. State Responsibility, op. cit., p. 22.
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CHAPTER |

NEW COMMUNITIES AS PART OF A STATE URBAN

GROWTH POLICY

Introduction

The objectives of this chapter are: 1) to offer definitions
of the various types of new communities; 2) to outline many of
the problems involved in planning and building new communities;
and 3) to examine several critical assumptions about the feasi-
bility and desirability of developing new communities as part of
a state urban growth policy.

Exactly what are new communities? Planners and developers
offer different definitions. Most seem to agree that a ''complete'
community is implied, but some projects, not intended to be
complete communities, have also been dubbed new communities. To
clarify matters, the National Association of Home Builders has
adopted an umbrella term -- '"Open Space Communities.' Under this
rubric they recognize three categories of development: clusters,
planned units, and new communities. A large-scale residential
development, because it includes no commercial or industrial

property, is classified as a cluster development. Projects that

combine residential uses with commercial facilities, and perhaps

16
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some institutional uses, are termed planned unit developments. The

simple definition then for a new community is that it has a full

range of urban community uses: housing, industry, and institutions
scaled within a reasonable balance of one another.]

There are a variety of types of ''new communities' or ''new
towns'' as they are sometimes cal]ed.2

The real estate salesman's ''new town.'' This is
usually a sales gimmick, an attempt to capitalize on
an increasingly popular term in order to help sell
housing in a development which sometimes is a planned
residential community (that is, a development which
includes at least schools, recreation facilities, and
shops for food and other everyday needs), but, too
frequently, is merely a residential subdivision which
includes no provision for neighborhood or community
facilities.

The isolated ''new town'' or ''new city.' No area in
Massachusetts is sufficiently isolated, in terms of dis-
tance or travel time, from other population centers for
an isolated and quite independent new town or city to be
possible.

The relatively self-sufficient new community with
a diversified economic base. This should include provi-
sion for a variety of industries and offices, so that a
high proportion of wage earners living in the town would
have the opportunity to work there. In addition, this
type of new community includes all needed educational,
recreational, and commercial facilities; housing of
various types and prices; some health facilities; and
should include a public transportation system. This
definition implies that the population size of a rela-
tively self-sufficient new community is fairly large;
it is unlikely to be less than 25,000 and probably would
be 75,000 or more. The community may be self-governing,
or may be within the jurisdiction of a local government.

The relatively self-sufficient new community based
primarily on a single industry. This type of new commun-
ity, also, would include job opportunities for many of
the wage earners living in the town. It, too, would in-
clude the needed educational, recreational, commercial
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and health facilities; housing varied in type and in
price; some cultural facilities; and should include a
public transportation system. A relatively self-suffi-
cient new community with only one type of industry as
its primary economic base is likely to have a smaller
population than one with a more diversified economic
base.

The satellite new community. This type of develop-
ment contains many of the facilities of the relatively
self-sufficient new town, but has strong ties (hopefully
including rapid transit) with an existing city. It
depends on the existing city for governmental functions
and services as well as many of the employment opportuni-
ties needed by its inhabitants.

The planned expansion of an existing town, or group
of towns. Expansion around small cities, towns, or a
group of towns can be planned and built to provide all
needed facilities and services for a much larger commun-
ity; when such planned expansion equals or is larger than
the original population, the community surely deserves to
be included in the category of ''new' communities.

The restructuring of existing suburban sprawl to
create communities. With very careful planning for the
Tocation of needed new facilities -- such as schools,
parks, recreation places, shops, and rapid transit stops --
some suburban areas could be reconstructed as satellite
communities, with a minimum of urban renewal and the
resulting economic and social costs.

The ''new towns in town,'' through urban redevelopment.
Harvey Perloff apparently was the first to articulate the
concept of building ''new towns in town'' rather than urban
renewal projects which have usually produced only one or
a few portions of a communitg -- high, medium or upper-
priced housing, for example.

Major Problems of Planning and Developing A

4

New Community

The problems of planning and building relatively self-suffi-

cient new communities or new communities based on the expansion of
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existing towns are numerous, complex, and intricately interrelated.

For discussion's sake, these problems may be divided into four

general categories: social,economic, physical, and political.

Social Problems

The first category concerns the social problems of
planning and building new communities. In terms of
social structure and social facilities, what is a self-
sustaining new community? What are its components? How
can a socially self-sustaining or self-sufficient new
community ba achieved?

External factors that need to be considered include:

- The problems engendered by exclusion of individuals
and groups from the mainstream of society. How can this
be alleviated in the new community?

- The '‘apartness'' or separation of a new community
from nearby older communities.

- The impact of the older communities on the social
development of the new community and, on the other hand,
the impact of the new community on nearby older communities.

Internal factors to be considered include the problems of
planning for the inclusion of people having disparate
backgrounds in such a manner that a feeling of ''community"
can be engendered....

- Is economic integration really desirable from the
viewpoint of the more affluent and from the viewpoint of
the poorer people? To what extent can people of very
different income levels be mixed in one neighborhood, block,
courtyard, cluster, and so forth, without creating feel-
ings of deprivation and perhaps even hatred on the part
of the lower income people? Are such problems allevi-
ated when there is a nearly complete mix -- from fairly
low to quite high incomes within a village or neighbor-
hood units?



- lIs integration of various age groups within a
neighborhood or smaller unit of a new community desir-
able? Where do older people prefer to live, when they
have a choice? What housing provisions need to be
made for the elderly whose activities have become
limited?

- If disabled younger people are not to be ex-
cluded from a new community, in what ways can special
housing for them be arranged? Should they be grouped
in one building, or should a part of each group of dwell-
ing units be built in such a fashion that all except
severely handicapped people can do their own house-
keeping?

To put these points more simply, if stratification
within the new community is not desirable, how can it be
prevented? Stratification usually occurs according to
one or more of the following patterns:

1. Ethnic origin, raece, or religion.
2. Economic level or educational attainment.
3. Age.

Forces that can lead toward cohesion within the new
community need to be stressed:

1. Educational forces. |In particular, what
different and/or additional educational services
are needed for formerly underprivileged people
before and after they move to a ''new community''?

2. Cultural forces. A wide range of cultural
facilities is a necessity.... How can these
facilities and the cultural forces behind them
lead toward a cohesive community rather than
separate factions within it -- black vs. white,
young vs. old, rich vs. poor?

3. Recreational forces....

L. Other opportunities to mix and mingle need to be
provided if ''community'' rather than ''apartness'
is to be fostered. These include church and other
religion-related activities, youth groups, and
civic action groups.

20
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There are many other points that should be
considered.... Only those social problems which
could be worsened by living in new communities
unless care is taken to prevent them [are mentioned].

Economic Problems

The second major category of problems concerns
the economic aspects of planning and constructing a
new community.

Financing the general development costs of the
community is an early and important problem the new
community developer must consider. The general
development costs include a number of specific
factors; unless each of these is adequately financed,
it would be economically unwise to start building a
new community.

Land acquisition costs. One must be aware that
when large-scale land acquisition is undertaken,
there are additional problems of increasing costs per
acre if many small parcels must be obtained.

Planning costs. These begin several years before
construction commences, continue during construction,
and should, to a lesser extent, be continued indefinite-
ly as the community and its environs grow and change.

Costs for construction of the physical infra-
structure. Streets, water and sewer facilities, under-
ground installation of telephone and electric lines,
and so forth, all must be provided. No matter who
pays for the initial construction, it is useful for the
State to keep in mind that the community's future in-
habitants will ultimately pay the bill. Their interests
need to be protected at least until they live in the
community and can speak for themselves.

Costs of constructing community facilities. Schools,
libraries, health facilities, fire and police facilities,
cultural facilities, recreation facilities, and trans-
portation facilities. Who pays for what? How is it
paid for? And when? Does the local government provide
the needed facilities, or must the new community's devel-
oper provide money, sites, and buildings?
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Costs of ''selling'' the development and each of
its many segments, i.e. the industrial area, commer-
cial facilities, as well as the housing, must be
considered from the time planning for the new commun-
ity begins.

The costs of taxes levied by existing local
governments, and the State and Federal Governments
also must be considered.

Financing the residential development. This in-
cludes construction loans for middle and upper income
housing, home mortgages for middle income housing,
and financing lower-middle and low-income housing.
(In addition to 221.D.3 and other Federal housing
programs, the availability of assistance from private
and semipublic sources should be explored.) If
public housing is included, how will it be paid for?
Also, when will it be built and where will it be
located?

Financing the commercial development. There are
few problems in financing well-located, well-designed
commercial facilities except when all money is tight.
Methods used include: construction by the developer
and sale to user; construction by developer and lease
to user (this has two advantages -- (1) retaining
control over the facilities, and (2) obtaining a rela-
tively high and assured income over a long period of
time); construction by other builder and lease to the
community's developer; construction by other builder
for sale or lease; and construction by or on behalf of

a firmwishing to locate in the new community.

Financing the industrial development. This Is
relatively easy; any of the methods just listed can be
applied. Another possibility to explore is State
economic assistance to [attract new] employment
opportunities.

Financing the development of offices. This also
is relatively easy, although perhaps not as simple as
acquiring construction loans for shops or industry,
since the market usually is not as visible to financial
backers.

Financing maintenance costs of the new community.
This poses problems of choosing the best single method
or combination of methods to pay for maintaining the



facilities, services, and grounds of the new community.
Possibilities include:

- Taxes by existing local government.
- Taxes by a new unit of local government.

Can the new community be incorporated as a new
municipality? |If not, special districts with powers of
taxation are another possibility.

The high cost of interest. The developer needs
adequate, long-term, low-interest loans for planning,
land acquisition, development of infrastructure and
community facilities, and, perhaps, for construction of
some of the housing, shops, and industrial facilities.
The builders of various facilities in the community also
need loans at reasonable interest rates in order to com-
plete construction without incurring undue financial
hardship.

The dangers inherent in the lack of adequate ''front-
end'' money must be pointed out. The lack of enough money
to permit the developer to exist until income flow is
well underway is a principal reason for the failure of
many reasonably well-planned new communities. |If ade-
quate ''front'end' money is not available, unanticipated
increases in costs or slowness in sales and rentals can
make the difference between a financially successful new
community and one that fails. The State, as well as
private developers and the inhabitants of the new communi-
ties, has an interest here.

Can new communities be a financial success? No -- if
they are not well located, planned, developed, and
managed. No -- if they are inadequately financed. Yes --

if they are properly located, planned, designed, developed,

managed, and adequately financed.5

The relationship of economics to site selection needs
to be considered. This includes not only the cost of
land for the new community, but also the cost of provid-
ing the physical infrastructure. It is usually less
costly, for example, to tie into an existing water supply
and treatment system than to build a new one.

O0f course, the higher the land use intensity, the
lower is the per-unit cost for the land. In a new
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community, what densities, both overall and for
various segments of the community, are desirable?
Necessary?

How can the developer and the unit of govern-
ment paying for so many of the services in or to the
new community capture at least some of the increased
value in the land developed for the new community
and the adjacent land?

Who can afford to build a new community? Several
developers of fairly large new communities have
[indicated] recently that the costs of building an
independent or relatively self-sufficient community
are so high that few entrepreneurs can afford to under-
take such development.

Is the public-private development corporation at
the State level the best answer for building one or
more new communities in [Massachusetts]?

Physical Problems

The third major category of problems concerns the
physical aspects of planning and constructing a new
community.

General location; regional analysis. The general
areas where a new community might be located need to
be considered in terms of their spatial relationships
to existing central places. Regional analysis is needed
in order to make logical decisions concerning the
general location for the new community. Whether to
locate the new community in a growth region or in a
region that needs additional economic development is one
example of the policy decisions which need regional
physical analysis.

Basic resources in each general location must be
considered.
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Water. The availability of clean water in
quantities large enough for all foreseeable
needs for the population of the new community
is of paramount importance. Water require-
ments for the proposed size and type of new
community for at least the next 30 or 40
years (taking into account the fact that per-
person use of water is increasing at a rapid
rate) should be determined and all possible
sources of water to meet such needs should

be located.

Land. Availability of the land area needed for
development is, of course, of great importance.
In addition to the physical availability of
adequate acreage, problems of assembly and of
cost must be considered. One must remember

that the average cost per acre and the difficul-
ties of assembling a large tract increase when
many small parcels must be acquired.

Air. This most important resource usually is
ignored. But the meteorology of each possible
site surely must be considered. It would be
foolish, for example, to build a new community
in an area where frequent air inversion condi-
tions increase the possibility of health
hazards caused by trapped pollutants.

Transportation. Regional and local transportation
networks should be considered. Accessibility of the new
community to existing communities and to recreation areas
and other amenities in [Massachusetts], in other parts of
the Northeastern corridor, and in other regions of the
United States is very important.

1.

Highways. [Massachusetts] already has a network
of highways that should be easy to expand at
relatively low cost, because of the short dis-
tance involved, to any place a new community
might be located.

Rail. ... The possibility of providing rail rapid
transit from any proposed new community site to
[an existing] railroad line should be considered.
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3. Air. |If one or more new communities of
moderate size were to be built, connections
with [Logan] airport would be needed. If
a large new city were to be constructed,
access to Washington, [New York], Philadel-
phia, and other major mid-Atlantic State
airports by short-takeoff and landing
aircraft from one or more new airports
established to serve that new city should
be considered....

The Utilities. It seems unlikely that there is
any area in [Massachusetts] so far from existing elec-
tric, gas or telephone lines that there would be diffl-
culty in inducing the utilities companies to extend lines
to a new community at little or no cost to the community's
developer.

Site selection. When the general location for the
new community has been determined, problems of selecting
a specific site must be considered. These include:

- Land-acreage that is adequate to meet needs. The
acreage needed depends on the type of new community to be
built, that is, whether it is to be self-sustaining or a
satellite, the population size, and the overall intensity
of land use in the new community.

- Construction factors - including topography and
soils. A tract of land is needed that contains no large
areas having serious obstacles to development - such as
excessive slopes...unstable soils, impervious soils, or
marsh and other wetlands.

- Aesthetics also are important. Terrain, vege-
tation, watercourses, and bodies of water affect the
appearance and livability of the new community, and,
therefore, require attention.

- The availability or ease of providing basic public
facilities is of great importance. These facilities in-
clude a water supply system, a sewage treatment and dis-
posal system, and trash and garbage disposal systems that
are safe and sanitary.
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The plan for the new community should provide for:
- Efficient use of space....

Questions of overall density and of the intensity
of land use in each sector of the new community are
important.

Problems of retaining in open-space used those
land and water areas that should not be built upon,
drained, or otherwise destroyed also need to be thought
through. As one example, how much of the open areas
unusable for recreation should developers be permitted
to claim as open space?

Good circulation of people and automobiles is
imperative. The problem is, how can good circulation
be achieved without excessive costs?

If we plan for people, some facilities must be
within walking distance and most others within the
new community should be readily accessible by a public
transportation system.

Another part of this problem relates to space for
automobiles. Is there any reason for permitting the
construction of new communities that include provi-
sion for the automobile amd not require a realistically
adequate number of parking spaces for each house,
apartment, office, industry, and commercial space?

The planners for a new community should bear in mind
that it is likely to serve a hinterland as well as its
own inhabitants; therefore, even with an excellent
public transportation system to serve the community,
many parking spaces in the nonresidential areas will
still be necessary.

Provision for all needed facilities in sound and
tastefully designed structures surely is desirable.
A new community's appearance depends quite a lot on
the design of its buildings. There is little excuse
for architecturally inferior housing and no excuse
for badly designed public and semi-public buildings.
How to achieve sensible and sensitive architectural
control is one more problem that requires solution.

Room for future growth needs to be planned for
and provided from the outset. There is a question of
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how much space to provide for future expansion, where
this space should be, and how it should be used and
maintained in the interim.

Prevention of pollution is imperative. What
provisions must be made to ensure that no heating,
trash disposal, or other facilities in the new commun-
ity contribute to further pollution of alr or earth?
This is a point I've not seen mentioned in any writings
about ''new towns,'' but it is one that needs serious
consideration. |t would be foolish for us to subsidize
directly or indirectly the construction of any new
community that will further decrease [Massachusett's]
or the Nation's well-being -- or add to the cost of
cleaning up later.

Planning for future renewal needs to be included.
What plans can be made to forestall as long as possi-
ble the need to rebuild all or parts of the new
community? Can it be designed to facilitate renewal
that may be necessary or desirable as technological
changes make some of its facilities obsolete or seri-
ously uneconomical?

The timing, or sequence of construction poses
problems. What comes first -- or do you work on
everything at once?

Facilities first. One new community developer
built the commercial, industrial, and some recrea-
tional facilities before any housing was ready for
occupancy.

Housing first. Others built housing first, which
is satisfactory if the new community is near existing
shops and employment areas. |f not, the lack either
slows housing sales or causes great problems for the
inhabitants, and may create additional difficulties
in bringing about a sense of ''community'' because
there will be no place for the early inhabitants to
meet one another.

Housing and facilities together -- in increments.
Other new community developers try to build incre-
mentally with some facilities open when housing is
ready for sale and occupancy, others provided as the
community grows and additional facilities, or new ones
are needed.
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Creating a new community's ''image'' by providing
special facilities in advance of need for them. Some
developers establish an ''image'' for their new commun-
ity by building -- far before the number of inhabitants
of the new community warrant it -- a special facility....

Preserving the environment includes very important
problems. Among these are problems of earthmoving and
construction of roads, housing, and all other buildings
without leaving excessively large areas bare -- to add
to air pollution and excessive runoff of rainwater with
the resultant land erosion, and silting of streams and
rivers downstream. Lesser problems include how to keep
the trees, in areas where they exist; planting trees
where none grew before; and designing landscapes that
complement the climate, terrain, and buildings.

Political Problems

The fourth category of problems is related to the
political aspects of developing a new community.

Federal. As reflected in reports, speeches, bills,
and programs, the atmosphere during the past two years
has been increasingly in favor of the construction of
new communities. The major problem is lack of adequate
funding to get a number of new communities underway.
Important indications of interest in new communities
were Title IV in the Housing Act of 1966, and in the
Housing Act of 1968, Title X....

State. At the State level [there are] a few points
to consider:

1. What additional enabling legislation [is
needed]?

2. How can ... support for this type of develop-
ment [be gained] from the many State agencies that need
to be involved? How can the needed support be coor-
dinated to maximize the utility of each agency's input?

3. Growth is occurring. It cannot be stopped.
The question is how and where will that growth occur?
Will it enhance the State of [Massachusetts] or harm it?...

L. An important factor is that [Massachusetts] has
ample space for several new communities.
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Local. Local political problems can be minimized
if the local government officials and the general
public are aware that well-planned growth can be very
beneficial.

Recent Proposals Calling for the Development of
New Communities in the
New England Area

Proposals for the development of new communities in Massachusetts
and the rest of the New England area have come from several sources.
The New England Regional Commission in its recently released Regional

Development Plan proposed to

identify, develop, execute...four model demon-
strations of new communities in New England.
These demonstrations will meet housing needs
in a form appropriate to the selected areas
and will emphasize the development of communi-
ties within the fabric of existing metropoli-
tan areas.../

In a study undertaken for the New England Economic Research Foundation

it was reported that

a new community...in a suburban area of Spring-
field, and drawing on the Springfield area for a
sizable measure of infrastructure facilities and
services, might be plausible. This would be a
new community with a sizable share of its own
economic base and infrastructure. Similar cases
could be made for the Bridgeport, New Haven and
Worcester areas, and perhaps, one or two others.

Several legislative resolves have recently been introduced
by members of the General Court calling for an investigation by a
special commission relative to the establishment of new communities

in Massachusetts.9 Thus, there is a significant and substantial
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interest in the potential role new communities could play in meeting
some of the current needs as well as anticipating many of the future
needs of the Commonweal th.

In the past several years a variety of proposals to develop
new communities in Massachusetts have been introduced:

There are proposals to create small, modern towns
in depressed rural areas as a means of providing

a superior urban infrastructure, facilities and
services at an economic scale, to depressed rural
populations, living in surrounding settlements

too small, too dilapidated, too deficient in
services to provide a base for growth and develop-
ment. There are new resort communities, with
second vacation homes, springing up with the boom
in New England's greatest export industry --
recreation and tourism. There are large scale
urban development projects, serving middle in-
come families, under construction in the suburban
cities and towns in some of the more rapidly grow-
ing metropolitan areas of the region. There are
detailed proposals to create new towns-in-town on
man made or newly cleared land in the harbors of
some of the very large central cities of the re-
gion, to provide new industry and a new urban
environment, in part for urban poverty neighborhood
residents. There is an elaborate design for a full
blown new town, with its own economic base, fash-
ioned to give urban poverty neighborhood residents
an opportunity for better jobs and a superior en-
vironment in a new city to be built on the outer
fringes of an expanding metropolitan area.

The suburban cities and towns of New England's metropolitan
areas may experience a population growth of three-fifths in 20 years
time. Can new communities address some of the problems that can be

expected to develop as urbanization continues?
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New Community Development in Metropolitan Areas:

""The Growth Point Theory"

The issue is not whether metropolitan growth and expansion will
occur, but rather how, where and when it will occur.]] Although
some relatively isolated, semi-autonomous, or economically special-
ized new communities might be built in outlying rural_aréas (and
certain arguments have been made in support of a few such develop-
ments in certain lagging regions of the country), the overwhelming
orientation of new communities has been and probably will continue
to be toward metropolitan locations where the major population gains
and the primary economic growth are taking place.12 New communities
stand a better chance of being economically feasible and socially
and politically acceptable if they are developed as part of the
""metropolitan regional system, related directly to the metropolitan
social and cultural structure, its economy, its transportation
system, its open space and land development patterns, and the full
range of its market systems.”]3

There are a number of important economic considerations that
need to be considered in selecting sites for new communities. The
hope is that it will be possible to identify growth points in
communities and subregions. Available public funds would then be
concentrated in those areas offering special promise for growth

in order to bring about self-sustaining momentum for future develop-

ment.
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A growth point may be defined as the nucleus of sustained growth
from which the impulses of development are transmitted to other
places, especially the immediate surrounding area. It may be that
impulses of growth transmitted by one nucleus to others get a feedback
from other growing points. ''The center should have one or more
economic activities that have shown signs of sustained growth over a
period of time, that could be reinforced to create capacity for
further development in the region, and that might even provide the
impetus for growth in the entire state, or for a major portion of
{t,“]h A leading French advocate of this hypothesis, J.R. Boudeville,
defines a regional ‘''growth-pole'' as ''a set of expanding industries
located in an urban area and including further development of
economic activity throughout its zone of im‘luence.“]5

In order to locate appropriate growth points, it is necessary
to specify criteria that must be satisfied. These criteria help to
determine whether a given area or subregion has sufficient potential
for development to be classified as a nucleus. According to a study
by Mirza Beg, these potential growth points should satisfy criteria
pertaining to (1) sources of stability; (2) sources of reinforcement;
and (3) possibilities of a breaktl'n*ough.]6

(1) Sources of stability: There should be
one or more industries or institutions that
provide sources of stability to the economy of the
general area and to the particular community. Em-
ployment should be free of pronounced seasonal
fluctuations. Examples of industries or institutions
providing stability to the local economy would be a

large governmental administrative unit; a schootl,
college, or university with several hundred persons
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on the payroll; or a sizable manufacturing or
commercial establishment. A steady and rela-
tively large rate of population increase may
foster economic stability in the area. Such
a community may be already well developed

and likely to grow at an above-average rate
if development projects are located in the
vicinity.

(2) Sources of reinforcement: To
qualify as a potential growth point, the
community or area should possess additional
sources of strength. Superior means of communi-
cation, a major highway passing through the area,
an intersection of interstate highways and toll
roads, financial institutions, recreational and
cultural attractions, a good public school
system, freight terminals, available land for
industrial parks, and many other factors pro-
vide reinforcement to the growth point. The
traditional locational considerations such as
availability of raw materials, nearness to
markets, access to skilled labor, and agglomera-
tive advantages due to urbanization, are also
relevant and will provide some communities with
a higher than average potential for growth.

(3) Possibilities of a breakthrough:
There should be some potential in the area for a
major breakthrough into rapid regional growth.
Expansion in the volume of total opportunities
must occur if steady growth is to be maintained.
Aggressive leadership in the area may be the
crucial variable here. Each growth point must
be strategically located to consolidate the
existing position of the community and to attain
maximum returns from the developmental effort,
in order to spread the stimulus into the surround-
ing regions. The selection of a relatively more
progressive and better developed area, with a
greater degree of stability and immediate possi-
bilities for expansion, is rather important.
Progress at the growth point may inspire confi-
dence within the region and motivate surrounding
areas to duplicate the development. The existence
of local initiative on the part or responsible
leaders in business, professional, and community
circles seems to be a critical factor in the
successful implementation of programs of develop-
ment.




35

In theory, a regional economic growth point
should serve a dual purpose. It should create
the infrastructure for consolidating existing
advantages and stabilizing the base from which
to plan for sustained development; also, it
should be integrated with smaller cities in the
region to activate them to launch their own
plans for development, if possible.

The concept of a growth center or a growth point is related to
a notion, though difficult to define, of an optimum size production
and population center at which maximum advantage is gained from
scale and external economies without incurring serious diseconomies
of agglomeration.]7 Growth points have a critical minimum size
which permits scale economies and promotes development over the

growth area as a whole, and an optimum size beyond which net dis-

economies occur.
New communities as growth points argue for centralizing economic
resources at certain key locations rather than spreading them thinly

over a whole region.

This case rests upon spatial differentiation
in resources, a given uneven distribution of popu-
lation and markets that can only be changed in the
long run, indivisibilities in production plants
and in public investment projects, scale economies
in manufacturing, 'central services,' and public
utilities and upon external economies of inter-
industry linkages. But the growth point concept,
particularly its justification as a policy tool,
also involves the hypothesis that centers of
agglomeration have zones of indifference around
them and that income will be maximized in the
growth areas as a whole by concentrating develop-
ment at the growth point. This is the argument
used to justify disproportionate allocations of
public investment for infrastructure purposes at
the growth point itself.
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The existence of a growth point or a new
community must involve a certain degree of
structured imbalance over the region as a whole.
If a new community means, among other things, a
new industrial complex, then this complex will
be heavily concentrated in or around the growth
point itself. The growth point philosophy is
that such areas are bound to stagnate in any
event, and that the structural imbalance that
results from concentrating expansion at the
growth point will result in higher average in-
come per capita for the region as a whole.

Secondly, the key industries emphasized in
growth point discussions are, since their func-
tion is to accelerate growth within the region,
probably export industries (i.e. industries
serving a national market).

Thirdly, the growth point will, in time,
service its surrounding area by providing the
population of that area with supplies of goods
and services that need a high minimum population
threshold for viability. Such goods and ser-
vices will include: physical commodities, such
as consumer durables supplied by department stores
or specialty stores; services supplied by the
private sector such as the professional services
of lawyers and accountants, or entertainment and
leisure facilities; public services that lend
themselves to economies of scale (technical
colleges and special hospital services).

Finally, the growth point or new community
has a socio-economic function to apply, that is
to affect prevailing attitudes toward the desir-
ability of economic growth. In regions with a
slow growth record, one of the objectives of
importing an advanced technological industrial
complex to the growth point is to transform social
attitudes and to make economic growth more likely
in the future. This is achieved by the incentives
of higher wages making local workers more produc-
tivity-minded and by the growth industries showing
local entrepreneurs the possibilities of growth
and highlighting the existence of investment
opportunities.]
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In summary, agglomeration economies make concentrations of
production and population more efficient than dispersal. These
economies include increasing the return to scale within firms,
external technological economies and economies of scale in the
supply of urban services. Even in a free market economy there is
unbalanced growth spatially. Industrial activity, establishments
supplying public utilities and other services that require a high
population threshold for viability, and population expansion itself
will cluster around certain focal points. The operation of market
forces will have selected these focal points because they have
special locational advantages -- access to raw materials or
markets, unique non-transportable facilities, or favorable topo-
logical features. These growth centers have influential effects
on activity in the region where they are located. Their expansion
may divert activity from peripheral areas which may lose population
and fail to gain a proportionate share of capital and entrepreneur-
ial talent, but from the point of view of the region as a whole
this diversionary tendency will be more than offset by the induced
economic expansion in the ''zones of indifferences surrounding each
center.'" These induced benefits will include

provision of employment for the zone's popula-
tion and markets for input-supply and primary
industries. The assumption behind growth point
analysis as a planning tool is that the agglom-
eration that proves profitable for the private
investor and entrepreneur also results in bene-
fits to society as a whole (especially in the
sense that the region is better off than if

economic activity were dispersed). This
assumption is more reasonable if we recognize
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that there are limits to the build up of
activity at the focal points (i.e. that

there is some optimum size beyond which

net diseconomies emerge.

New Communities and the Planned Expansion of

Existing Towns

This thesis is concerned with strategies for creating relatively
self-sufficient new communities (with a diversified economic base)
in presently sparsely developed areas within metropolitan urban
regions and with strategies for the creation of new communities
through the planned expansion of existing towns or groups of towns.
Both options coincide with the growth point hypothesis. In Massachu-
setts the two options may in fact be one and the same. Since all
land in the Commonwealth is incorporated into one of three hundred
and fifty-one cities and towns, then a new community developed
anywhere in the state is in fact really an expansion of an existing
city or town. (There is another case where a new community can be
developed within or across the borders of several existing towns.)

Across the state there are over 150 towns with a population of
less than 6,000 people. Only 25 cities have a population of 50,000
or more people. So the creation of new communities expected to
grow to an estimated 50,000 people will certainly alter the popula-
tion distribution throughout the state in a significant way. A
town that grows from less than 6,000 people to an estimated 50,000

people over a period of roughly 15 years will undoubtedly be changed
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substantially; so much so that the planned ''expansion'' of existing
towns in Massachusetts is very much the same as creating relatively
self-sufficient new communities.

The centralization of metropolitan economic activities in urban
growth centers or new communities and the inevitable gravitation of
population to these centers will help to solve many urban problems.
The development of new communities will enhance the economic
development of entire metropolitan regions. They will create higher
average incomes per capita for entire regions, thus enhancing the
purchasing power of the areas and ultimately of the state. Secondly,
they will improve the level of productivity per worker by facilitat-
ing the use of more highly productive methods of production. Third,
new growth centers will attract export-oriented industries which
draw on markets and sources of capital outside the area. Fourth,
they will allow for the provision of services which require a high
population threshold, and finally, the creation of new communities
will help create a more positive attitude toward growth throughout
the Commonwealth -- adding the incentives of higher wages and a
higher standard of living.2°

The development of new communities as growth centers that are
integrated with the transportation and communication network of a
metropolitan area makes a great deal of sense.ZI One proposal
which calls for the creation of new communities through the
expansion of existing towns on the fringes of our metropolitan

areas is based on the assumption that
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Public funds may be integrated with actual or
potential external economies to produce rapid
growth in [existing towns] with a minimum of

external diseconomies of congestion.

As part of the program for expanding medium size cities, it
has been suggested that formal channels of migration or commutation
be developed through which worker$ living in depressed areas near-by
could be guaranteed new employment opportunities.

In the past city planners have tended to draw heavily on the
British ""garden city' concept (adopting the idea that greenbelts
should be developed around the periphery of a new community in
order to protect it from the future onslaught of suburban spraw]).23
This has led to the belief that new communities must be physically
divorced from other settlements. As a result, many developers
have limited their purchases to ''unspoiled' farm lands ér natural
areas beyond the fringe of suburban development. For several
reasons, this approach has been unnecessarily expensive and has
placed restrictions on the residents for whom housing and jobs in
the new community would be available. New communities conceived
and constructed as extensions of existing settlements and as
integral parts of already well-developed regions can make a
significant contribution to meeting the needs of the disadvantaged.

There are several reasons why it is more desirable to concen-
trate on the expansion of existing suburban communities (or the

creation of expanded new communities) rather than on investments

in entirely new, physically isolated new communities. The first
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reason has to do with the fact that land located at a distance from
existing settlements is generally unimproved and unserviced by
infrastructure. The argument is usually made that this vacant land
is more suited for new community development because of its low
costs; however, the experience of all large-scale developers to
date has shown that the initial purchase price of land is only a
small percentage of the final sale price once the land has been
fully improved or serviced for high density development. Thus it
can be argued (purely in economic terms) that land close to an
existing settlement will be more easily serviced through the
extension of surplus capacity of available infrastructure. Another
economic argument supporting the closer location rests on the fact
that land values and the demand for vacant land is generally higher
close to existing developments. Thus, buying land at a closer
location, it will be possible to market the housing or sale of
developed land at a faster rate than would be possible at a more
remote location. This would help to eliminate many of the high
front-end costs that currently plague private developers and reduce
the time of exposure before a positive cash flow is achieved.2h
Another set of arguments for selecting new community sites
that are extensions of existing settlements is based on the
belief that new communities should be planned within a regional
framework and must directly address themselves to the opportunities
for uplifting the economy of lagging areas. By locating close to

an existing area, a new community can offer new jobs and housing for
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residents in the surrounding area.

Planning new communities as extensions of existing towns will
help the new community developer overcome many of the ''chicken and
egg'' problems that have haunted several developments in the past.
Imbalances in the initial attraction of either jobs or residents
will be more easily absorbed by the existing employment and housing
in the area. The problem of not being able to attract employers
until there are people and not being able to attract homebuyers
until there are jobs will be somewhat alleviated by the existence
of both jobs and employees. Furthermore, churches, social institu-
tions and community-serving facilities that the developer is
usually unable to provide for the initial residents in an isolated
new community are already available. This will help to cut the
developer's costs and provide better services to initial residents.
(There are, of course, the disadvantages of not being able to plan
and nurture these new institutions according to more idealized
goals or in ways that would be more responsive to the future needs
of the new community's residents.)

Economic arguments for building new communities in open rural
areas depend on the assumption that the difference between marginal
per capita product and marginal cost in a new community will be
greater than in existing urban areas. In fact, though, the opposite
seems to be the case if we judge by existing cities that are com-
parable in size to proposed new communities.25 That is, the gross

product per worker is higher in more densely developed cities than
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it is in suburban areas.2
New communities in metropolitan areas can be designed to take
advantage of 1) the existing employment opportunities in the
suburbs, 2) the rapidly growing population potential, 3) the
availability of existing physical and social infrastructure,
4) transportation access to a variety of urban and suburban centers,
5) the obvious economies of scale which accrue to large scale
development.
A growth strategy based on the new community concept would
seek to develop growth centers in metropolitan areas (where new
urban gains are likely to occur) which will help to improve the
overall pattern of urban development. ''The role of the central
city would remain strong. Rather than competing with central
cities, in a rational redistribution of the region's activities
in a high growth area, new communities would complement and relate
to the central city.”27
The feasibility of a new community depends on three general
factors: accessibility, availability and developability.
Accessibility is essentially a measure of the degree to which the
proposed development will link into the transportation and communi-
cation network of the metropolitan region. Availability relates
to the possibility of assembling a site at a competitive price
with manageable financing. Developability deals with the geographic
and topological suitability of a site and is closely related to
the kinds of technologies (land fill techniques, bridge building

capabilities) available.
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New communities built in outlying rural areas would probably
nhot serve to stimulate the economy in those lagging sections; a
new community which seeks to achieve a self-contained economic
market will find that seeking closure at such a scale will result
in loWer capital production.28 From the point of view of making a
successful public investment it would be most sensible to build
new communities in metropolitan areas where they could draw on
neighboring and surrounding settlements for a substantial part of
their economic base and infrastructure especially during the early
stages of development. Not only would the initial capital invest-
ment in a new community in an outlying rural location have to be
much greater (since there would be no existing infrastructure and
job base to draw on), but the operating expenses would always be
greater since a new community in an outlying area would have to
be built at considerably larger scale if it were to succeed.

New communities developed as growth centers within metropoli-
tan areas are probably more likely to succeed because of the
immediate accessibility of existing settlements; although other
difficulties arise in such situations because long-time residents
are resistant to new large scale development which seems to
threaten their style of life and the power they have over the
political situation. These political issues are examined more

fully in Chapter Il1I.
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New Communities as an Alternative to Suburban Sprawl

It is often argued that the development of new communities or
large-scale planned urban growth will help to avoid a replication
of past suburban development with all its attendant problems --
suburban sprawl, segregation of social groups, political balkaniza-

29 The concept or strategy

tion, and municipal fiscal imbalance.
of planned urbanization seems to offer an opportunity for the
development of completely organized environments with the most
efficient, least wasteful uses of land and the most equitable provi-
sion of public services and facilities. Some of the public advantages
which stand to be gained by planning for urban growth include:
1. Lower per capita costs to the resident because of the
advantage of carefully planned uses designed to reduce
unit costs (thereby achieving economies of scale).BO
2. The optimum development of open space and recreational
areas through careful planned unit or cluster develop-
ment within the new community.3]
3. Maximum choice of housing for a full range of income
and racial groups because of lower development costs
and avoidance of discriminatory zoning practices.32
L. A comprehensive transportation system not only for
internal circulation but also for travel to larger urban

centers and outlying communities through comprehensive

planning.
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5. A high level of employment through the creation of
new markets by coordinating housing and transportation
programming with industrial relocation to the suburbs.
6. A wider range of cultural opportunities through higher
density and more heterogeneous development of suburban

33

areas.

Existing patterns of urban growth and development are conditioned
by an interrelated set of public and private decisions. 'While the
private market by and large sets the tone, scale and pace of develop-
ment, public actions directly or indirectly affect, influence, and

34

structure the shape of development. Thus, a critique of present
urban development patterns must take into account the full range of
political and economic forces at work.
What are the specific consequences of urban sprawl or unplanned
urban growth? It has been shown that:35
1. A sprawled or discontinuous suburban development
is more costly and less efficient than a more
compact one, each at the same density within
settled areas. Many costs depend on maximum
distance or maximum area; if these were reduced,
costs would be lower per capita or per family
served.
2. Sprawl wastes land since the intervening lands are

36

typically not used for any purpose.



3. Sprawl encourages land speculation which is unpro-
ductive, absorbs capital, manpower and entrepreneur-
ial skill without commensurate public gains. It
destroys or impairs economic calculations that
ideally lead to maximum general welfare.

L, 1t is inequitable to allow a system in which the
new land occupier is required to shoulder such a
heavy burden of capital charges and debt mainly for
site costs -- costs which in large part are unneces-

sary and unavoidable.

Most of the problems of sprawl relate to density. .Since ther
are fewer houses per acre in the suburbs than in the city, it
follows that, with respect to infrastructure, there are fewer
requirements per family for infrastructure in the city than in the
suburbs. Thus, if the suburbs could be developed at higher, more
urban densities, less money/family would have to be devoted to
infrastructure costs.37 This assertion was recently given some
support in a study undertaken for Fairfax County, Virginia which
demonstrated that an expenditure of $20 million for sewers could
support a new community population of 465,000 people -- twice as
many people as under sprawl conditions. These savings accrue for
other infrastructure items, such as streets: for example, a
Baltimore study indicated that a new community development may
require up to 200 fewer miles of streets -- a savings approaching

$800 million.3°
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Ih many cases a city dweller in his flight to the suburbs may
build his house in the middle of a vacant one acre lot. In doing
this, he will have unwittingly insured greater infrastructure costs
for himself if the suburban development becomes sufficiently urban
to require a central sewer system. Wilbur Thompson describes these
hidden costs:

Then, what was gracious living on ex-urban lots
becomes suburban sprawl, too densely populated to

be rural and too sparsely populated to be effi-
ciently urban, and property taxes rise to 'con-

fiscatory' levels. For example, an assessment
of 52,000 per acre for a storm drain trunk line
comes to a staggering 14% of the value of a

$15,000 home, with laterals and catch basins
still to come and sanitary sewer to follow.

In addition to the advantages listed above, new communities --
if government controlled and subsidized to some extent, hold out the
prospect of 1) increasing the housing supply for low and moderate
income people while reducing the costs of infrastructure, services,
and facilities and 2) maximizing the employment potential of low
and moderate income workers. |t has been pointed out that new
communities can provide unique opportunities for the construction

of large quantities of new housing at moderate prices:

The economies of producing housing on a large

scale in a single area reduce the cost consider-
ably. The large staged market will enable builders
to organize their time and work efficiently...and
perhaps, of even greater significance, are the
possibilities of experimenting with new technology
in housing production; technologies that many

large and exceedingly competent corporations have
been investigating and which they are eager to

put into practice. It is also possible that the
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volume of housing production in new communities
could free many existing suburbaz units for pur-
chase by moderate income people. 0

In addition, new community development may help to solve several

other problems associated with providing sufficient housing for all

groups of peop]e.hl

First, new sources of investment funds--sources
outside the traditional capital market -- can be
tapped. Second new communities can solve the
problems of site assembly that so often frustrate
housing entrepreneurs in already developed areas.
Third, they can provide land for housing develop-
ment at substantially lower costs (per acre
through large lot acquisition) =-- and it is
sharply rising costs of land that has priced many
builders out of the market; this is especially
true of the small builder, the characteristic
unit of production in the industry, For new
communities can provide a continuing supply of
housing sites for smaller entrepreneurs at rates
far below the $250,000 per acre paid for slum
buildings to be razed in renewal areas or far out
land that has risen in value as much as 2,000% in
rapidly expanding urban centers...l2

Another, and perhaps more important, argument made in favor of
new community development is that large-scale planned urban growth
can insure low and moderate income families (especially black
families which have been confined to the inner city ghetto) a better
opportunity to secure jobs and to achieve upward economic mobility.
According to the U.S. Census Bureau only 5% of black Americans
live in the suburbs. Yet suburbia is where nearly 80% of the
nation's new jobs are. During the 1960's industries in increasing
numbers chose to locate farther out in the metropolitan suburbs.“3

The blue-collar jobs created by industrial expansion outward remain
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inaccessible to blacks trapped in the inner city.

Several solutions to the ''core-ring'' (inner city-suburban)
disparity in jobs and industrial growth have been proposed. Some
suburbanites advocate improving the transportation system between
urban ghettos in the inner city and suburban industry. This
strategy has failed to provide positive resu]ts.h5 Some politicians
and many blacks favor moving industry back into the inner city.

This scheme also has its drawbacks, and although the problem of
providing jobs for inner city residents can possibly be handled

in the short run by various schemes to redistribute governmental
revenues and by writing down inner city property to make it more
attractive for industrial development, a preferable long-run
solution would involve a major dispersal of the low income popula-
tion, particularly blacks.l47 Attempts to ''open'' the suburbs to
urban blacks have been unsuccessful. First, even though 200,000
middle class blacks are moving to the suburbs each year, white
hostility tends to confine them to black suburbs. Legally, the
suburbs are open to blacks. But while the Federal Government and
twenty-seven states (including Massachusetts) have anti-discrimina-
tion laws on the books, they are often unenforced.t'8 Another
obstacle to opening up the suburbs is that each municipality has the
power to block any increase in its low and middle income population --
black or white -- through refraining from taking the positive steps
of public interest and subsidy necessary to produce moderate and

low rent new housing. Although attempts are currently being made
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to break down the exclusionary tactics of existing suburbs, the

chances of significant break-throughs do not seem particularly

L9

promising.

The one strategy, however, which does seem to offer a great
deal of promise is the building of integrated new communities.
John Kain points out that

even in the face of continuing practices of
residential segregation, the suburbanization
of the Negro can still continue apace. The
presence of Negroes in the suburbs does not
necessarily imply Negro integration into
white residential neighborhoods. Suburbani-
zation of the Negro and housing integration
are not synonymous. Many of the disadvan-
tages of massive, central ghettos would be
overcome if they were replaced or even aug-
mented by smaller dispersed Negro communi-
ties. Such a pattern would remove the limita-
tions on Negro employment opportunities attri-
butable to the geography of the ghetto. Simi-
larly, the reduced pressure on the central
city housing markets would improve the pros-
pects for the renewal of middle income neigh-
borhoods through the operations of the

private market.

Ghetto enrichment would accelerate programs aimed at up-grading
the urban areas presently occupied by the Negro underclass. But
since any program that significantly improves life in the ghetto
also accelerates Negro migration to the same ghettos, this alterna-
tive is nothing more than another way of choosing a permanently
divided country. There are two other options: the first calls for
vigorous efforts to open the suburbs for Negroes, complemented by

some fire fighting programs of ghetto enrichment. The second choice
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includes ghetto improvement accompanied by a program to create new
communities where Negroes can be masters of their own lives and

51

shape their own environment. The creation of new communities in
suburban areas in close proximity to existing job opportunities
could be coordinated with the creating of new communities by black
developers and black enterprise.52

The three major goals of a new community dévelopmént program
should be 1) to maximize regional productivity (by attracting
private capital investment through increased efficiency); 2) to mini-
mize public expenditures for capital improvements and services,
3) to maximize advancement opportunities for disadvantaged groups.
Although the economic evidence is not conclusive, it would seem
that these three goals are potentially realizable through the
development of new communities because new communities allow for
a greater degree of public coordination and control over the shape
and pattern of urban development, allow for economies of scale in
public expenditures, and allow for increased labor mobility by
aggregating new industrial and commercial development. In addition,
because new communities are typically built at a higher density than
typical sprawled developments, they insure economies of scale in
housing and infrastructure development, they reduce the number of
miles of public highways and roads needed to link settlements, and
they offer advantages to new industry through agglomeration.

Black new communities are only variant of the new community
idea. The basic point is that new communities -- whether integrated

or black run -- offer a wide range of opportunities for low and
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middle income people because of the economies of scale, the possi-
bilities of increased housing production, the linking of job
possibilities with new urban development, and -- most important --
the potential for politically feasible direct action and massive
subsidy by higher levels of government.

New communities, developed under the guidelines of a state
urban growth policy, could provide the housing for low ana middlé
income people within close range of jobs created by industrial
relocation in the suburbs. The state government has a residue
of as yet underutilized powers to influence the growth and
structure of urban areas. Programming and development of public
facilities can create an envelope within which more efficient and
more equitable patterns of urban growth and development can take
place. The timing, location, and scope of public investment
decisions influence, if not control, the physical form of the region.
New community development seems to hold out a very real alternative
to urban sprawl, an alternative which is directed at helping to
meet the critical housing shortage and at helping low and middle
income people (especially inner city blacks) realize their full

economic potential.

The Role of State Government in New Community Development

One reason that countries in Europe and elsewhere have gone so

much further and been so much more successful than we have in the
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development of new communities is the more active role played by
government. To point this out is not to minimize the need for
private involvement. Rather it is to stress the need for cooperative
involvement of all levels of government and private industry.53 The
risks in building a new community are tremendous for the private
developer who must go it alone, and to date the record of achieving
public objectives has not been too good.Sh The enormousnéss of thé
undertaking, the lack of eminent domain power, the total lack of
early return on a large initial investment and the inevitable
uncertainty of doing something new are only a few of the considera-
tions. The great risk is one of the primary reasons that large
investors have been reluctant to back private efforts to build new
communities. The private developer, though, is an essential partner
wi thout whom new communities probably could not be built at all.
Government involvement is needed not to substitute for private

action but to attract it.

Considerations for State !nvolvement in Private Efforts
to Build New Communities55

"The risks are high and the potential benefits minimal..." is
the conclusion reached by Eichler and Kaplin in their comprehensive
study of new communities currently being developed in the U.S.56
They consider the possible benefits and costs that could result

from public involvement (through capital improvement programming,

grants-in-aid, or direct subsidies) in the development of new
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communities throughout the country. They present three arguments
against the use of public funds for these purposes:

1. New communities only help the middle and upper income
group in society

2. Public funds would only help to finance poor investments
(i.e. ones for which a private developer would be unable
to secure private financing)

3. New communities do not achieve any valuable social
objective.

These conclusions may be justified in so far as they refer to private-
ly developed new communities of the past. But strong arguments can

be made to support the contention that a public-private partnership

in new community development could overcome each of the three asser-

tions made by Eichler and Kaplan.

Criticism #1: New communities only help the middle and
upper income groups in society.

Certainly it is true that most new communities developed in the
past have been directed toward the middle and upper income markets
due to the financial constraints imposed on the private developer.
But the addition of public funds for housing subsidies, job training
programs, industrial location incentives or improved transportation
facilities can vastly expand the income range of potential residents.57
Eichler and Kaplan tend to oversimplify the impact of new communi-
ties by disregarding the development's effects on surrounding areas.
Strategically located new communities can have a significant impact

on existing central city areas through the filtering process in

housing, the attraction of new employment opportunities to the region,
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and the development of prototypical solutions and technologies that
can be applied in the inner city.

Criticism #2: Public funds would only go to help finance

poor investments

To the private developer a ''good'' investment is one that produces
a high rate of return (in relation to the degree of risk) during the
development period which in the case of neW'commﬁnities may be any-
where from 10-20 years. The success of the project after that point
is of little concern -- except in so far as the developer has an
equity interest in leased properties. However, from the public point
of vigw, an investment is considered over a longer time span because
of the continual costs that must be borne in the provision of s
public services and facilities. Frequently public investments are
made for their long-range or secondary effects rather than their
short-range viability. |f a public commitment to build new communi-
ties can lead to the prevention of a major transportation crisis
in our central cities, then the decision would be justified in the
eyes of a public agency or authority, even if the investment would

be viewed as a poor one in the short run by a private developer.

Criticism #3: New communities do not achieve any
valuable social objectives.

Privately developed new communities (There have not been any
publicly developed new communities in recent years.)58 have been
able to achieve critical social goals (providing low income housing,

increasing the job base of the region, maximizing open space) only
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in so far as these goals coincide with the private developer's
objective of making as high a profit as possible on his investment.
Several new communities have been able to maximize public open space
through careful planning, to increase the employment base in the
area, as well as to improve the educational and cultural facilities.
But these are often improved by sacrificing other equally significant
objectives -- more lower income housing, greater incomé intégration
and innovations in housing and transport technology. Clearly the
private developer is under a constraint to provide only what will

be marketable or profitable. This is no reason, however, to condemn
the entire concept of new communities as being incapable of achieving
social goals. On the contrary, it merely indicates that the private
market as it is currently structured is not capable of maximizing

the broad range of social goals that could be achieved through

increased public involvement.

The private community builders have traditionally begun their
involvement with the purchase (or prior ownership) of large parcels
of land. Then they have continued to plan their new community
given the constraints of the market, their financial capabilities,
and local governmental regulations on land use. There are two
critical problems inherent in this traditional land-first approach.
First, because the developer fails to clarify the goals of new
community development through careful planning before he purchases

the land, he is frequently forced to make many sacrifices to meet
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the (political, financial, and social) constraints imposed on his
site.59 The developer frequently finds that the final purchase
price for the land is the critical factor in determining what types
of uses and what types of densities will be possible regardless of
what he might think is most appropriate.

The second problem with the land-first approach is its failure
to complement the needs and growth potential of the entiré region.
Thé private developer is, essentially, given the right to determine
the future growth pattern for the region in which he selects his
site. His decision to build is based primarily on the anticipated
marketability of the site and the ability of the surrounding area
to service his project and provide the level of facilities he
requires. He is generally not concerned with the following:

1. the impact of his development on the entire region's

growth. (Is his site the most appropriate location
to develop a new growth center?)

2. the employment and valuable cultural activities it

will attract away from areas of greater need within
the region, and

3. the changes in priorities in regional and state

appropriations of funds that will be required to

provide the community with the desired level of
facilities.

The major criticism of new communities built thus far in the United
States (and in England for that matter) rests on the argument that
they are not conceived as part of a regional analysis and rarely
occupy a coherent place or role as part of the regional plans or,

indeed, of any regional planning framework.
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The key factors in the success of a new community development
are sufficient capital, a short development period, a location
which is developable, accessible, and available, ownership of the
land prior to starting, as few legal restrictions as possible and

60 Each phase of

a competent administrative and marketing team.
the new community development process (regional analysis, hiring

of staff/consultants, financing, site analysis, sité planning,
intergovernmental relations, land acquisition, management, infra-
development, tract development, marketing, evaluation) involves
certain requirements that can best be handled by a different level

of government or by the private sector.6] The purchase of land

might be handled by a public body with the power of eminent domain.
At each stage a variety of public powers might be exercised to
enhance the final outcome of the development. Different levels of
government (agencies, instrumentalities) might perform different
functions at each stage of the process: the federal government

(HUD, HEW, Interior) might provide excess federal land and subsidies
for land acquisition, housing development, open space and transporta-
tion and infrastructure planning. State agencles (DCA, DCD) could
select the sites that make the most sense in light of state objec-
tives and they could subsidize certain aspects of planning and
development. A state corporation (with broad powers such as local
override) might handle the intergovernmental relations. An inde-
pendent development district with power to act in a particular area

(1ike the Massachusetts Port or Turnpike Authority) might handle a



different aspect of the development process. Regional planning
commissiqns, municipal agencies, municipal corporations (such
as local planning agencies, or municipally created development
corporations), and, of course, the private developer (who could
best handle the building and marketing) would all ideally be
involved.

State government has an important role to play in new
community development. Just what that role should be depends on
several things: what the potential for new communities in the
state might be (how many new communities should be built, where,
at what size); what kind of intergovernmental planning framework
can be established; what financial resources are available and
what monies can be obtained from different sources such as the
federal government; what kinds of instrumentalities presently
exist and what kinds can be developed in the legal, political and
social context of state government. These and other questions

will be considered in the next two chapters.
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planning and private construction, and Universal City, in Los
Angeles, an example of private planning and construction, might
be considered as steps toward ''new towns in town'' but neither
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68

CHAPTER 11

THE POTENTIAL FOR NEW COMMUNITIES IN MASSACHUSETTS

Introduction

Most of the important questions about urban development are
what have been termed '"how much?'' questions and not ''whether?"
questions.] Such issues as how fast will the population grow,
how many jobs will be located in the suburbs and how many in the
central city, and how much additional land will urban expansion
require, underlie any attempt to measure the potential for new
communities in Massachusetts.

The projected increase in Massachusetts' population from
approximately 5 million to 7 million between 1960 and 1980 and to
13 million by 2020 implies virtually no change in the state's share
of New England population during the next two decades. Massa-
chusetts' urban population (that population which resides in urban
metropolitan areas) is projected to increase from approximately
Lk million to 12 million between 1960 and 2020, at which time
the urban population will comprise approximately 90% of Massachu-
setts total population as compared with 83% in 1960.2

In addition, a significant change in the industrial structure

of the state's labor force is forecast. The most dramatic changes
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projected are embodied in the decrease in the proportion of manu-
facturing jobs from approximately 35% to 25% of the total employ-
ment between 1960 and 2020 and the rise in the share of service-
industry employment from approximately 63% to 74% of the total
employment over the same period.3 These structural transformations
in the demand for labor can be attributed to two factors: the
rapid rate of increase in the productivity of manufacturing and
the continued tendency of consumers to spend a greater proportion
of their income on services.
In 1Tight of these expected gains in population and employment

it is important to determine what role state government should
play in directing urban development. In a recent publication
entitled '"Discussion Goals for Massachusetts'' it was noted that
""'the economic health of the Commonwealth is the key to the state's
fiscal capability, in that it affects the tax base on which
programs depend, and the employment and income levels which
importantly shape the demands placed on the state's resources.”5

The goal of all activities subsumed under the

heading ''economic development'' becomes that

of assuring sufficient growth in the economy

to meet the job needs of the expanding popu-

lation, and to provide in those jobs a qual-

ity of work and a remuneration level suffi-

cient to offer a productive life and a decent

living standard for every citizen.
But, as the report goes on to say, state government is considerably

restricted in its ability to effect changes in the complex internal

economic structure which is comprised, in large part, of private
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enterprise competing with similar enterprise in other regions for

7

national and world markets. ""'State government lacks the massive
fiscal powers of federal government, which through its spending
policies can create considerable change simply by concentrating
its spending in certain sectors or areas.“8

Thus, the goal of state government should be to apply its

limited resources in ways which will yield the greatest multipli-
cation, both for short term and long term investments, through the
creation of an environment in which private enterprise can flourish
and which meets the social needs of all the citizens. |If this is
the broad goal of public investment in economic development, then
the specific objectives are:

1. to make suitable land available in sufficient quantity;

2. to seek efficient use of land by channeling growth
into a pattern which encourages the most productive
outlay in public facilities and public utilities;

3. to improve and maintain a high quality labor pool;

L. to maintain the competitive position of the Commonwealth
in both quality and numbers of scientific manpower avail-
able;

5. to create a supply of housing available to all people
within reasonable commuting times and costs from

employment sites.9

It is apparent that some areas are more amenable to growth than

others: states and regions vary in their potential for growth. Some
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areas may be expected to decline unless existing conditions and
trends are changed. The ability of a region to grow depends on
the quantity and quality of its natural resources, the quantity
and quality of its human resources, its stock of capital goods,
and the level of technology utilized in its industries. These
are all preconditions for sound regional growth. But a region will
actually grow only if it is successful in maintaining full or
nearly full employment of its natural, human and capital resources
over an extended period of time. |In addition, this assumes that
these resources will be allocated efficiently and in a way that
will optimize regional growth potential.

Traditional economic growth theories suggest that the most
important indicators of future growth are (1) absolute and
relative change in the total population, (2) employment growth, and
(3) expectations regarding future levels of activity in specific
industries crucial to economic development in the region.
Specifically, it has been shown that new growth is most likely to
occur in urban areas with a population of at least 10,000,]2 that
is, in suburban areas of large metropolitan regions or cities of
medium size. This would suggest that building new communities
in existing metropolitan areas would be the most successful
strategy.

Three characteristics of metropolitan areas that are important

in relation to metropolitan growth are their size, their industrial

mix, and their geographic location. In the final analysis, it
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appears that points at which high growth potential is concentrated
can be identified by recent population and employment trends, the
position of the area in the urban system of central places, and
national growth projections for the area's leading industries.
""Areas with a history of recent employment and population growth,
a demonstrated ability to attract a diversified manufacturing and
specialized tertiary activities are potentially viable centers of

growth.”]3

The Regional Distribution of Economic Activity

in Massachusetts

There is some confusion as to the best way of dividing up
the state for purposes of economic and demographic analysis.
Professor John Meyer of Harvard University has described three
different approaches as follows:

The first stresses homogeneity with respect
to some combination of physical, economic, social
or other characteristics; the second emphasizes
so-called nodality or polarization, usually
around some central urban place; and the third is
programming or policy-oriented, concerned mainly
with administrative coherence or identity between
the area being studied and available political
institutions for effectuating policy decisions.

The most helpful sub-regional system of classification would
probably be based on economic development regions -- such a sub-
regional breakdown would facilitate the development of policies
and programs designed to move the region from where it is economic-

ally to some predetermined economic objective. However, data based
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on the economic development areas that have been identified in
Massachusetts (see Map 1 and Chart 1) is almost non-existent. A
second classification system based on planning regions is also
possible. Twelve planning regions are currently utilized in
Massachusetts for overall regional planning purposes by the
Department of Commerce and Development and other governmental
agencies (see Chart Il and Map 2). The quality of information on
projected economic and population growth varies from region to
region. Some regional planning agencies are well staffed and
funded, others are not. A third sub-regional classification
according to Standard Metropolitan Statistical Areas (SMSA) is

also currently in use. A metropolitan area is ''an integrated econo-
mic and social unit with a recognized large population nuc:le-us.“]5
Each SMSA must contain at least one city of at least 50,000 in-
habitants, or two cities having contiguous boundaries and con-
stituting for general economic and social purposes, a single
community with a combined population of at least 50,000. In
Massachusetts the units comprising the SMSA are towns and cities
rather than counties as in most states. Thus, the town or city
is the basic statistical unit for assemblage of SMSA's in Massa-
chusetts. The rationale for this approach is that the city and
town are administratively more important than the county in New
England. A population density criterion of at least 100 persons

. . . 16
per square mile is used as the measure of metropolitan character.
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CHART |

LISTING OF STATE ECONOMIC AREAS

Berkshire-Monadnock Area
Franklin County

Cape Cod Area
Barnstable County
Nantucket County
Dukes County

Springfield-Holyoke Metropolitan Area
Hampden County
Hampshire County

Worcester Metropolitan Area
Worcester County

Boston-Lawrence-Lowell Metropolitan Area

Essex County
Middlesex County
Norfolk County
Suffolk County

Brockton Metropolitan Area
Plymouth County

Fall River-New Bedford Metropolitan Area

Bristol County

Pittsfield Standard Metropolitan Area
Berkshire County

Donald J. Bogue and Calvin L. Beale, The
Economic Areas of the United States (Chicago:

The Free Press, 1961).
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1.

CHART 11

LISTING OF PLANNING REGIONS

.Berkshire Regional Planning Commission

.Cape Cod Planning and Economic Development Commission
.Central Massachusetts Regional Planning Commission
.Central Merrimack Valley Regional Planning Commission
.Dukes County Planning and Economic Development Commission
.Franklin County Department of Planning

.Greater Lowell Area Planning Commission

. Lower Pioneer Valley Regional Planning Commission

.Metropolitan Area Planning Council (Boston)

Montachusett Regional Planning Commission

01d Colony Planning Council

. Southeastern Massachusetts Regional Planning Commission
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CHART 111

STANDARD METROPOL ITAN
STATISTICAL AREAS

WITH POPULATIONS

Boston 2,595,481
Essex County (part) 308,051
Middlesex County (part) 975,287
Norfolk County (part) L46,524
Plymouth County (part) 74,290
Suffolk County 791,329

Brockton 149,458
Bristol County (part) 9,078
Norfolk County (part) 20,629
Plymouth County (part) 119,751

Fall River - Massachusetts portion 128,695
Bristol County (part) 128,695

Fitchburg-Leominster 90,158
Middlesex County (part) 8,852
Worcester County (part) 81,306

Lawrence-Haverhill - Massachusetts portion 185,592
Essex County (part) 185,592

Lowell 164,243
Middlesex County (part) 164,243

New Bedford 143,176
Bristol County (part) 137,178
Plymouth County (part) 5,998

Pittsfield 76,772
Berkshire County (part) 76,772

(continued on the following page)
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CHART 111

(continued)

Springfield-Chicopee-Holyoke - Massachusetts portion 490,297
Hampden County (part) 422,254
Hampshire County (part) 64,660
Worcester County (part) 3,383

Worcester 328,898
Worcester County (part) 328,898

Note: Population figures are from the 1960 Census of Population.

Source: Executive Office of the President, Bureau of the Budget,
Standard Metropolitan Statistical Areas (Washington:
U.S. Government Printing Office, 1967).
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The data presented in the remainder of this chapter describing
the regional distribution of economic activity in Massachusetts is
derived from thé Regional Economic Projection Series prepared by the
National Planning Associa‘tion.]7 Data on the distribution of
economic activity and population in Massachusetts is presented by
SMSA: data gathered by SMSA is more complete than data gathered
according to any of the other sub-regional classification systems.
Of the ten SMSA's included in the data on non-agricultural employ-
ment, only Pittsfield, Springfield-Holyoke, and Worcester are
located in the Western and Central parts of the State. The remain-
ing areas are restricted to the Eastern third of the Commonwealth.
These 10 SMSA's account for more than 80% of the total state non-

agricultural employment in every manufacturing category.

1. BOSTON

Average Annual Rate of Growth (%)
50-57 57-62 50-62 62-75
Employment 1.4 1.3 1.3 1.4 In 1959 eleven towns

Population 0.6 1.3 0.9 0.6 with 81,000 persons
Income 3.1 3.4 3.2 3.1 were added to the
Per Cap. lInc. 2.5 2.1 2.3 2.5 metropolitan area.

Partly for this
reason the projected population growth is slower than the increase
since 1950. Also the population of Boston is projected to grow at
a slower rate than the New England and Middle Atlantic regions,
which comprise its major markets. This is related to Boston's rela-
tive loss in manufacturing activity.
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2. BROCKTON

Average Annual Rate of Growth (%)
50-57 57-62 50-62 62-75
Employment 1. -0.5 0. 1.2 An addition of two towns

Population 2.7 0.1 1.6 0.6 and a deletion of one
Income 5.1 2.1 3.9 3.1 from the metropolitan
Per Cap. lnc. 2.4 2.0 2.2 2.5 area definition in 1959

resulted in a net loss
of 20,000 persons. This is one reason for the slower projected in-
crease in population than has occurred since 1950. The population of
this metropolitan area is also projected to grow slower than Massa-
chusetts, its major market area, even though employment is expected to
grow at the same rate as in the State.

3. FALL RIVER

Employment -1.6 0.3 -0.8 1.1 This area is expected to
Population 0.1 0.1 0.1 1.3 increase its population,
Income 2.5 2.1 2.3 41 even though it has not

Per Cap. Inc. 2.4 2.0 2.2 2.7 grown in the past. How-

ever, the area is pro-
jected to continue to grow slower than Massachusetts, as manufacturing
activity (particularly in textile mills) fails to increase.

L, FITCHBURG

Employment --- -—- --- 2.7 This area became an
Population --- --- --- 2.9 SMSA in 1959, and two
Income - -—- -—- 5.4 towns with 8,000 persons
Per Cap. lnc. -—- --- - 2.4 were added in 1962. As

it has in the past, the
area is expected to grow substantially faster than the State of Massa-
chusetts. This relatively fast growth is related to the strong and
diversified manufacturing base in the area.

5. LAWRENCE-HAVERHILL

Employment -0.5 10.5 .o 1.9 In 1959 four towns and
Population -0.0 9.8 4,0 2.3 cities with 62,000 per-
Income 2.8 12.5 6.8 5.5 sons were added to the
Per Cap. lInc. 2.8 2.4 2.7 3.1 area definition, and in

1962 another four towns
with 10,000 people were added. This is why the projected growth in
population is substantially less than the growth since 1957. However,
the area is expected to grow faster than Massachusetts, just as it
has in the past. The projected rapid growth for this area is related
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to its diversified manufacturing base, supported by expectations
of rapid growth in the noncommodity sector.

6. LOWELL
Average Annual Rate of Growth (%)
50-57 57-62 50-62 62-75
Employment 0.9 1.1 1.0 2.9 One town was added to
Population 1.5 2.7 2.0 3.1 the metropolitan area
Income 3.9 4.8 4.3 5.9 in 1959, and another
Per Cap. Inc. 2.4 2.0 2.3 2.7 town in 1962, total-

ing to 10,000 persons.
In spite of this, the area's population is expected to increase at
a faster pace than since 1957. This growth is not only faster than
the Massachusetts increase but also faster than that projected for
the average of all metropolitan U.S. This population growth is
supported by the expectations for manufacturing and non-commodity
activities in the area.

7. NEW BEDFORD

Employment -0.4 0.3 -0.1 1.5 In 1959 two towns with
Population -0.0 0.9 0.4 1.9 6,000 persons were added
Income 1.6 2.0 1.8 4.5 to the area. In spite
Per Cap. Inc. 1.6 1.2 1.4 2.5 of this, the projected

population increase is
faster than the growth since 1957, primarily because this area's
growth is expected to keep pace with the growth in its major market
area, i.e., Massachusetts.

8. PITTSFIELD

Employment -0.6 2.2 0.6 2.4 One town with 3,000
Population 1.1 1.9 1.4 3.0 persons was added to the
Income 3.3 3.7 3.5 5.2 area in 1962. However,
Per Cap. Inc. 2.3 1.9 2.1 2.1 Pittsfield is projected

to increase at a much
faster rate than it has since 1957. This rapid projected growth re-
flects a continuation of the accelerated increase in manufacturing
activity in recent years, supported by fast growth in noncommodity
activity as well.
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9. SPRINGFIELD-CHICOPEE-HOLYOKE

Average Annual Rate of Growth (%)

50-57 57-62 50-62 62-75 In 1959 there was a
Employment 2.3 0.6 1.6 1.6 net decrease of 8,000
Population 1.8 2.0 1.9 1.7 persons attributable
Income 4.2 4.0 4.2 3.6 to changes in area
Per Cap. Inc. 2.4 2.0 2.2 1.8 definition, while in

1962 there was an addi-
tion of three towns with 12,000 persons. The population increase is
expected to be about the same pace as in the past and at the same
rate projected for Massachusetts.

10. WORCESTER

Employment 1.3 3.1 2.0 2.4 In 1959 there was an
Population 0.5 3.1 1.6 2.8 addition of seven towns
Income 2.8 5.1 3.8 5.0 with 33,000 persons,
Per Cap. Inc. 2.3 1.9 2.1 2.1 and in 1962 two towns

with 6,000 persons
were added to the area. Therefore, the projected population growth
is slower than since 1957. Worcester is expected to grow faster than
Massachusetts, its major market area, as population growth is support-
ed by a balanced industrial structure and strong trade and financial
sectors.



MASSACHUSETTS
METROPOLITAN

BOSTON

BROCKTON

FALL RIVER #
FITCHBURG=LECMINSTER (1)
CAWRENCE=HAVERHILL *»
LOWELL

NEW BEDFORD

PITTSFIELD
SPRINGFIELD=CHIC=HOLY«®
WORCESTER

MASSACHUSETTS
METROPOLITAN
BOSTON
RROCK TON
FALL RIVER @«
FITCHRURG=LEOMINSTER (1)
LAWRENCE=HAVERHILL *
LOWELL
NEW BEDFORD
PITTSFIFLE
SPRINGFIELD=CrHIC=HOLY %
WORCESTEK

MASSACHUSETTS
METROPOL I TAN

BOSTON

BROCKTON

FALL RIVER =
FITCHBURG=LEOMINSTER (1)
LAWRENCE=HAVERMILL +
LOWELL

NEwW BEDFORD

PITYSFIELD
SPRINGFIELD=CHIC=HOLY #
WORCESTER

1950

453600
379163
237345
13043
13762

12549
13446
137,5

6667
«05.1
27667

1950

1029446
874249
557846

27648
29843

27162
27146
227,2
153,1
964943
1669

TABLE 1.1
RESIDENT POPULATION
(IN THOUSAND PERSONS}

1960 1966 197%
515440 538340 567246
4333.8 453648 50381
259540 2693 a4 292669

15042 1843 2385

13842 las,l 18147

827 CEYY) 1C7¢5

18747 21543 25147

15846 17845 20249

13,2 149,53 15945

T4eC B8le3 9Ce7
48Ce4 S5leael Sirey

323.8 3us,l 28lek

TABLE 1.2
PERSONAL INCOME

{IN MILLIONS OF 1966 S
1960 1966 1975
13739.8 1767540 2492546
1174243 149997 2203942
Tu24e8 921945 1338143
375.1 55603 86142
31468 40868 5831
19947 28540 436,41
49042 6825 1067.8
37743 52848 8lie3
330.3 42345 61249
19545 27346 41343
1228.8 1547 04 228349
80%49 106% 44 159044

TABLE

1.3

PER CAPITA PERSONAL INCOME

1950

219648
230649
2350,.3
212643

217246

215440
222Ce8
237946
229543
232060
222944

(IN 1966 CONSTANT §)

1960

26c548
27094
28¢6l.1
269545
227748
261647
261l46
237849
230645
dewleB
255748
JuBB.8

1966

32834
326340
342249
205148
282649
3C15.8
216949
29€2¢4
ZB82€45
24l a8
2CC949
31C748

197%

“3€943
437445
457449
413064
384147
402646
424241
399647
36les
455542
408642
uke9.1

1980

S5uv0el
53084
20895
2232
l¢ber
11545
273.0
21840
16663
9560
58265
4347

1980

30843,.9
2764046
1667140
110461
7251
55549
137944
1043,5
76541
5254
286540
200642

1980

522142
5200669
S431.1
494660
w6225
481249
505142
478060
460Ce0
Su34es
4893,2
496845

85

1985

612466
SEbEe4
32062
23648
lelet
12245
2941
23169
17243
10149
61048
62443

1985

3794648
3428101
2058342
13904
887.2
69843
175649
1317.8
94346
65940
3547 ¢4
24974

1985

619567
015865
6ellde?
587063
S«82se6
5700e%
557346
5t8le3
566060
646240
>80745
588540
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TABLE 1.4

TOTAL CIVILIAN EMPLOYMENT
(IN THOUSANDS)

1950 1960 1966 1975 1980 1985

MASSACHUSETTS 207246 224148 2ablat 26bB43 2zl541 FA I ERY-]
METROPOL ITAN ltwied lel6e5 2Ulbel 2346.7 252262 ieToeb
!OSTON 983,1 1145,9 130640 151,86 166946 17e6e2
BROCKTON blogl %] 51e7 F1-% 62,1 tTed
FALL RIVER = 584E Sbal 9.7 5243 5345 256
FITCHBURG=LEOMINSTER (1) 23,8 35.2 4lev Lle7 43el
LAWRENCE=HAVERHILL # 5he3 73C B248 1ule0 1luel 1i7e7
LOWELL w502 4545 53.9 6248 ETek Tiek
NEW BEDFORD 5946 5546 EGeE 6346 the§ t5e9
PITTSFIELD 32.1 3.3 LY EN 2646 3965
SPRINGFIELD=CHIC=HOLYs# 1€2.1 191.!1 20567 2319 264540 25601
WORCESTER 10944 12740 135,7 15647 16743 171560

TABLE 1lebeA

NONAGRICUL TURAL EMPLOYMENT
(IN THOUSANDS)

1950 1960 1966 197% 1980

MASSACHUSETTS 2327.7 22151 2419.0 267245 28uzen
METROPOL I TAN 152843 179940 200542 2337.9 Z2ibet
BOSTON 97545 116045 130244 153342 196746

BROCKTON L2458 Ghe9 5Ce & S5t bLec

"LL IIV!I L 4 57l9 5208 4940 5le8 2443

FITCHBURG=LEOMINSTER (1) 33.5 35,5 39 44 tlel

LA“:“C!'HA“.HILL L4 5345 777 Elec 1dCel 109ed

LOWELL Lok 4547 53,5 6245 6Te2

NEW BEDFORD 65,5 hbhel SHed 628 blo3

PITTSFIELD 3147 33,C Jhab 47e3 2red

SPRINGFIELD=CHIC=HOLYo#® 154,1 18940 204e3 231.2 Jhbed

WORCESTER 10846 1259 13446 15547 l6bete

TABLE le4el

COMMODITY PRODUCING EMPLOYMENT
(IN THOUSANDS)

1950 1960 1966 1975 1980

MASSACHUSETTS 773.0 137640 72965 T0leb 68045
METROPOLITAN 603.9 62645 596.9 59245 58344
BOSTON 309.7 315.5 300.7 29840 29601

BROCKTON 2045 18.0 18.2 17.1 1643

FALL RIVER = 33.6 29.7 23,3 2044 18e6

FITCHBURG=LEOMINSTER (1) 187 1942 1902 187

LAWRENCE=HAVERHILL * 32,1 4548 4140 4940 5242

LOWELL 2344 218 210 2043 195

NEW REDFORD LYY 3204 29¢2 28.1 2607

PITTSFIELD 17,7 15,5 1545 1642 13,5

SPRINGFIELD=CHIC=HOLY ® 81.0 753 Teeb T3.2 T0e2

WORCESTER 51¢5 53,7 52.0 5246 51eds



MASSACHUSETTS
METROPOL ITAN
BOSTON
BROCKTON
FALL RIVER #
FITCHBURG=LEOMINSTER (1)
LAWRENCE=HAVERHILL #
LOWELL
NEW BEDFORD
PITTSFIELD
SPRINGFIELD=CHIC=HOLYs#
WORCESTER

MASSACHUSETTS
METROPOLITAN

BOSTON

BROCKTON

FALL RIVER #
FITCHBURG=LEOMINSTER (1)
LAWRENCE=HAVERHILL #
LOWELL

NEW BFDFORD

PITTSFIELD
SPRINGFIELD=CH]C=HOLY s #
WORCESTER

MASSACHUSETTS
METROPOLITAN
BOSTON
BROCKTON
FALL RIVER
FITCHBURG=LEOMINSTER (1)
LAWRENCE=HAVERHILL *
LOWELL
NEW BEDFORD
PITTSFIELD
SPRINGFIELD=CHIC=HOLY+#
WORCESTER

TABLE

ledeC

NONCOMMODITY PRODUCING EMPLOYMENT
(IN THOUSANDS)

1950 1960
1év945 a2lbeks
;2“03 1139,¢%
L3 24063
2345 2He2
FE TP P
1562
/el 1442
<lae® 2ue?
T 2742
l1ees iTe?
CETRS lls.8
2746 T34
esEse— = . === = Sa “ivisual
TABLE

1966

170bey
lulvel
ludbe:
3%.5
£bed
1&e9
GLle?
3269
2Uet
lya2
L29-2
-}

lekosD

1975

1Gd0e8
17044
lecda7
Gie?l
3ler
2eed
919
wlaol
2.5
23ed
i2%.7
subael

87

1980

Eadbaeb
1938.7
i373e5
4547
3245
PN
5748
“Te%
3del
<5l
aTae?
1129

AGRICULTURE FORESTRY AND FISHERIES EMPLOYMENT
(IN THOUSANDS)

1950

448
19.9
Teb
1.2
09

Ceb
0.8
bal
Qa3
349
046

CONSTRUCTION EMPLOYMENT

1950

10643
T6e8
54.9

240
1.8

149
le3
242
1.2
Te2
4e0

1960

2607
1744
5¢4
led
le3
0e3
le3
0.8
3.5
Ce3
2.1
lel

TABLE

1966

2244
1049
346
0.9
0e7
0.6
0s9
0.“
le3
0.2
ls3
lel

leboF

(IN THOUSANDS)

1960

103.2
91.2
64a3

204
2.1
led
206
262
240
1,2
Teb
5.5

1966

11649
102.7
70.2
2.8
240
1a7
340
3.1
F
led
9.8
bek

1975

15.8
Be7
265
0«8
De6
06
0.9
0.3
0«8
Ol
0e7
D9

1975

13042
11849
T8e9
3.5
262
22
3.9
43
2s6
led
11,3
8.2

1980

13.1
Teb
240
O.8
Qeb
0e6
Qe9
De2
0e6
Qel
Qeb
0«8

1980

135,23
12740
B83.6
3.8
202
20k
bok
50
248
led
11.9
9.1
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TABLE 14446

MANUFACTURING EMPLOYMENT
(IN THOUSANDS)

1950 1960 1966 1975 1960

MASSACHUSETTS 72643 70843 706.1 685.0 666.8
METROPOL I TAN 5831 60842 58443 5821 57442
BOSTON 30146 30904 295.8 29440 29247

BROCK TON 19,3 16,7 17.2 1643 15.5

FALL RIVER #» 32,8 2844 22.7 19.7 17.8

FITCHBURG=LEOMINSTER (1) 18,4 18,7 19.5 18,0

LAWRENCE=HAVERRILL # 31.5 4445 4042 48,1 51.3

LOWELL 225 210 2046 20.0 19.2

NEW BEDFORD 3061 2849 2749 272 2601

PITTSFIELD 1766 15,2 15.3 1440 13.3

SPRINGF JELD=CHIC=HOLY s # 7761 73.2 7540 7243 695

WORCESTER 5049 5246 5049 51.% 50¢4

TABLE le&oeH

TRANSPORTATION COMMUNICATION AND
PUBLIC UTILITIES EMPLOYMENT
(IN THOUSANDS)

1950 1960 1966 1975 1980

MASSACHUSETTS 12342 111.2 113,1 11347 11443
METROPOL 1TAN 10644 10065 9860 102.3 103.8
BOSTON 813 717 691 71,1 Tle6
BROCKTON 246 3.0 340 249 248
FALL RIVER #» 2.7 1.9 1e8 l1e9 201
F1TCHBURG=LEOMINSTER (1) led le2 lel lel
LAWRENCE=HAVERHILL # 1e5 rEY ) 201 240 240
LOWELL 25 Ze5 240 le9 1e8
NEW BEDFOURD 26 rexs 2.8 362 3eb
PITYSFIELD let 1.5 le4 le4 le5
SPRINGFIELL=CHIC=HOLY . * Tel Y60 Be7 947 1063
WORCESTER 540 4eb 0.0 beb 649

TABLE 1lebel

WHOLESALE AND RETAIL TRADE EMPLOYMENT
(IN THOUSANDS)

1950 1960 1966 1975 1980

MASSACHUSETTS 418eb 45604 49967 507.1 50649
METROPOL I TAN 362.1 37645 441,08 47864 489.3
BOSTON 24246 23943 30142 33144 339.7

BROCKTON 1048 1267 13,1 147 155

FALL RIVER # 11,1 10.7 1061 1062 1063

FITCHAURG=LEOYINSTER (1) 6ol 68 Te3 Te5

LAWRENCE=HAVERHILL # 1045 14,1 1547 1602 1644

LOWELL 9.7 10.7 1046 116 1240

NEw BEDFORD 119 107 11e4 11e6 117

PITTSFIELD 5.9 6¢5 646 T.0 Tel

SPRINGFIELD=CHIC=HOL Y e® 36e6 3946 4064 405 4005

WORCESTER 2348 2662 26.0 27.7 28.2



MASSACHUSETTS |
METRCPOLITAN

RUSTON

BROCKTCN

FALL RIVER =
FITCHBURG=LEOMINLSTER (1)
CAWRENCE=HAVEK~ILL *
LOWELL

NEW BFDFORD

PITTSFIFLD
SPRINGFIELD=CHIC=HOLYs#
WORCESTER

MASSACHUSETTS
METROPOLITAN
aNsTCN
AROCK TON
FALL RIVER »
FITCHRURG=LEOMI“STEY 1)
LAWRENCE=HAVERHILL #
LOWELL
NEw REDFORD
PITYSFIELD
SPRINGFIELO=CRIC-HOLY o #
WORCESTER

MASSACHUSETTS
METROPCLITAN

RGSTON

ARROCKTCN

FALL RIVER =
FITCHBURG=LFOMIWHBTER (1)
LASRENCE=HAJEF~]__ #
LCAFLL

“EW REDFOMD

PITYSFIELD
SPRINGFTELD=CHI (=L Y, 0
WORCESTER

TABLE 1lebeJ

{IN THOUSANDS)

19%0 1960 1966
8665 109.9 122.7
Taoek 9865 11560
5644 7066 8769

1.6 247 leb
1e2 le5 1e6

0.8 0e8
1e3 2.5 2e4
162 1e9 1e%
1e2 1e% le8
09 le3 le&
607 Feb 9e6
4e0 602 (.7} )

TABLE leseK

SERVICES EMPLOYMENT
{IN THOUSANDS)

1950 1960 1966
34940 4675 57067
18542 337,.1 ©1609
133,1 25240 30604
Joke 348 6e3
$a7 Sel 6e5
366 bots

“elB Te2 1046
367 3.6 Sl
Lo 68 7.9
346 Sel 549
1268 3168 3660
13,3 18,2 23,9

TABLE 1lebel

GOVERNMENT EMPLOYMENT

(IN THOUSANDS)

1950 1960 1966
21646 258,43 28940
13848 18501 24442
10549 132.3 17065

340 3.5 6e8
246 3.0 4¢3

1e7 242
262 “e2 749
3.3 3,8 645
3.1 3.8 be3
162 201 2¢5%
107 18,2 2605
7.8 1246 1448

FINANCE INSURANCE AND REAL ESTATE EMPLOYMENT

1975

133.C
12843
964
le8
1.8
Oe8
2.5
le7
240

148

10.0
Tet

1975

71762
56546
©2007
8.1
849
59
lee0
1249
10.2
Teb
4640
31,2

1975

38545
359.9
24360
1045
606
363
13,1
9.8
507
bol
4048
225

89

1980

135.0
13143
10047

1e9
Q.8
265
le8
2.1
leb
1040
767

1980

816e6
6559
“88.7
9e5
1066
609
1603
1562
1l.8
863
5263
3640

1980

4265
430.7
28849
1340
802
4e0
1640
11.8
6ol
Sel
4945
277



TABLE 2,1

AVERAGE ANNUAL RATE OF GROWTH (IN PERCENT)

RESIDENT POPULATION

1950~60 60-66 50~66 66=-75 75-80 80-85

MASSACHUAE TTS Ce9 Oe7 0.8 05 0.7 Qe7
METROFGLTTAL le2 0e9 1s2 1.0 140 De9
BOSTAN Oe8 Qeb 0e7 0e9 0.9 0.8

BROCK TCA les 3.2 201 165 13 lel

FALL RIVE- # 0.0 0s6 063 Oe5 Ceb Qe

FITCHBURG=LECY T WSTEZ (1) 262 lot lo4 lel

LAWRENCE=HAVE "MILL » 4eC 203 crys le7 le6 let

LOWELL le6 19 1e7 le4 led le2

NEw RFDHZeD Oet 066 0e5 Ue? 0.8 De7

PITTSFIFL, 140 145 1e2 le2 1e2 140

SPRINGFIELU=CrtlC=mTlyer 1,6 le1 led 0.9 049 Ce8

WORCESTE® 105 140 13 11 1.1 069

L]
TABLE 2.2
AVERAGE ANNUAL RATE OF GROWTM (IN PERCENT)
PERSONAL INCOME

1950-60 60~66 50-66 66-75 75-80 80-85

MASSACHUSETTY Ze9 Lol 3ot 3.8 “el bel
METROPCL I TAN 249 4ol 3.6 4e3 LY ) bob
BOSTON 249 3.6 361 “ed Lok 4¢3

BROCK TON 3.9 607 Lol 49 50 L7

FALL RIVE" » Ce5 - Lot ley 460 Gob el

FITCRBURG=LEOM!ISNSTE~ (1) €el 47 5.0 beb

LAWRENCE=rAVER(JLL » €0 546 5e¢9 5.0 Se2 49

LOWFLL 3.3 5¢7 “eld LeB Sel 47

NEwW REDFOND CeC “e2 ieb Lol boeb Lol

PITTSFIELD et Cel 3.8 bob Lo§ Leb

SPRINGFIELD=(H[{=HOL Y, » raY 3.9 3.1 bob “ob 4o

WORCESTER 247 HeB 3,4 405 4ol bob

L |
TABLE 2,3

AVERAGE ANNUAL RATE OF GROWTH (IN PERCENT)
PER CAPITA PERSONAL INCOME

195, =,

MASSACHUSETTS 169
METROPOL I TAN leb
BCSTON 19
BROCK TCN 1e6
FALL RIVEw » Oeb

FITCHBURG=LEGMIANSTER (1)

LAWRENCE =HAVERMILL # 149
LOWELL leb
NEW REDFOKD -0.3
PITTSFIELD le
SPRINGFIELD=CrHIC=ruULYe® 049

WORCESTER lel

‘
«
[}
"~
o~

365
3.1
340
LY’}
3.7
3¢7
362
3.7
3.5
Lol
267
3.7

Se=tL tt=Ty Toenl go=us
245 3.2 Je5 34
2.1 3,3 3¢5 dea
263 3e2 Jeu 343
202 Je4 346 Jel
leb 3e4 3.7 304

3,2 3¢5 L
264 3.2 3¢5 o0
2e4 3,3 3.6 el
lel EXy XY ) Jeb
245 3,2 345 3.5
1s6 o4 3e6 3.4
240 3.3 3.5 Y

66-80

Oeb
10
Ce9
lew
Ceb
lebe
1.7
les
Oe7
le2
0.9
lel

66-80

4e0
ok
Lol
S50
4ol
Leb
S5el
“e9
Lol
Geb
Lol
“e5

Ce=z

3.3
3.3
363
3¢5
365
3e3
343
3es
345
343
345
3ot

90

66-85

Jeb
l1e0
009
le3
Ueb
1.3
leb
le3
Qe7
lel
0.9
lel

66-85

4ol
Lok
403
“e9
“el
“e8
Sel
be9
4¢3
beb
bob
“eb

cl=zy

33
343
3e3
3¢5
345
deb
3.3
deb
345
3.3
3.5
dets



TABLE 244

AVERAGE ANNUAL RATE OF GROWTH (IN PERCENT)
TOTAL CIVILIAN EMPLOYMENT
50=66

1950-60 60=66

MASSACHUSETTS Ca? lets
METROPOLITAN leg 1.7
ROSTON le® 242
BROCKTON el leb
FALL RIVER # =Ce8 -let
FITCHBURG=LEOMINSTER (1) lel
LAWRENCE=HAVERHILL * 3,8 Ce?
LOWELL (o2 2abs
NEw BEDFORD Cad el
PITTSFIELD el Le?
SPRINGFIELD=CHIC=HOLYs* leg le2
WORCESTER Les lal

MASSACHUSETTS
METROPOLITAN
BOSTON
BROCKTON
FALL RIVER =
FITCHBURG=LEOMINSTER (1)
LAWRENCE=HAVERHILL #*
LOWELL
NEW BEDFORD
PITTSFIELD
SPRINGFIELD=CHIC=HOLY#*
WORCESTER

MASSACHUSETTS
METROPOLITAN
BOSTON
BROCKTCN
FALL RIVER =
FITCHBURG=LEOMINSTER (1)
LAWRENCF=HAVERHILL *
LOWELL
NEwW BEDFORD
PITTSFIELD
SPRINGFIELD=CHIC=HOLY.*
WORCESTER

1950-60

veb
les
la5
Cete
=249

347
.2
Oel
Q43
le?7
lete

B
sw
le
1.

4
-an

&

-

~

=lel

246
lel
Call

5

lat

le

a

TABLE

AVERAGE ANNUAL RATE OF GROWTM (IN PERCENT)
NONAGRICULTURAL EMPLOYMENT

60=66

Lea
1.&
2e2
2-0
=le2
1e0
De8
246
0s7
Ne?
led
lel

66=T75

lev
la7
let
let
ced
lel
242
le7
\:.7
Cel
le3
le6

2ebeA

50=66

lal
le7
laB
ls0
=1.C

246
lel
Oe3d
U.s
i'b
il3

75=80

Ce9
led
leb
le3
Jeb
Qeld
1.7
lew
Ve
Teb
lel
le3

66=75

lel
le7
leB
lete
Qa5
l.l
2e2
le7
0.?
Ceb
le3
1.6

1975

10040
8847
515

346
246
1.8
bek
345
248
le5
9.8

TABLE 3.1l
METROPOLITAN SHARES (IN PERCENT)
RESIDENT POPULATION
1950 1960 1966
10040 100.0 10040
B0+9 84,40 B5,3
5046 5063 5040
247 249 3.3
249 246 246
leb 1e7
246 346 3.9
248 3.0 3.3
249 247 247
let lea le5
Ba7 943 95
59 602 6e3

6eT

g1

80=-85 66=-80 66=85
Ceb lec e
le2 lets le5
le3 1e7 leb
le2 led 1.3
veh Leb Jed
Ceb leC e 9
le3 240 leB
lel let lLec
Cel Ceb Ced
Cebo Ce? veb
Q8 lez lel
Ce9 leb led
T5=-80 66-80
Ce? lel
Le& leb
leb 1e7
led let
Cet Jeb
Qa8 1.0
le7 20
lLed leb
Tes Vs
Jeb Jel
14l le2
le3 le5
1980 1985
10040 10040
9C+0 9043
5240 5243
3.7 3.8
2e6 2406
le9 240
4eb 4e8
346 37
248 248
1!6 lnb
9.9 9.9
6e8 649
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TABLE 3.2

METROPOLITAN SHARES (IN PERCENT)
PERSONAL  INCOME

1950 1960 1966 1975 1980 1985
MASSACHUSETTS 10340 10040 10G0 10040 10Ce0 10040
METROPOL I TAN 84,9 BSet B4,.8 BBek 8906 903
BOSTON S4el 5440 5241 5346 5640 5442
BROCKTON 2e6 207 3.1 L) 345 346
FALL RIVER ¢ 2eb8 2¢2 2.3 243 Ze3 2e3
F1TCHBURG=LEOMINSTER (1) lets let 1.7 1.8 le8
LAWRENCE=HAVERHILL # 246 345 3.8 be2 Lot beb
LOWELL 266 27 249 3.2 343 Jek
NEW BEDFORD 2,1 204 243 2e4 2ok 20l
PITTSFIELD lat let le8 1.6 lo7 1.7
SPRINGFIELD=CHIC=HOLYs® 942 Be9 8.7 9.1 9.2 93
WORCESTER 549 5.8 6.0 62 65 6e5

TABLE 3.3

METROPOL ITAN SHARES (IN PERCENT)
TOTAL CIVILIAN EMPLOYMENT

1950 19860 1966 1975 1980 1985
MASSACHUSETTS { der Poiy ; lire. 1GSeu 1004C 10040
METROPOL ITAN Tee? aleu BZe5 8762 8945 F2e2
BOSTON LTele S5lel 53eb 5T7.3 5Ge3 6le5
BROCKTCN iel 200 2ol 201 242 243
FALL RIVER = 2458 iebs 240 19 le9 1e%
FITCHBURG=LEOMINSTER (1) le% lede leb let les
LAWRENCE=HAVERKHILL * 2k 248 3.3 247 35 el
LOWELL 2el 2ol lel 243 263 2eb
NEW BEDFORD 249 246 Lok 2e3 2e3 2ed
PITTSFIELD 145 e les 1.3 led le3
SPRINGFIELD=CHIC=HOLY.® T Bed Hek Beb Be? Eec
WORCESTER £e2 Yeb 545 58 24§ 60

R =y oy e T ]
TABLE 4ol
EMPLOYMENT PARTICIPATION RATE OF POPULATION

(EMPLOYMENT / POPULATION IN PERCENT)

1950 1960 1966 1975 1980 1985
MASSACHUSETTS bbad Liels L5413 4743 wTe7 “wTele
METROPOLITAN Lok “ieb 43,8 Lbeb 4Te5 “Bel
8OSTON “lete 4isl LBek 5247 5443 5546
BROCK TON 33.7 oy 2243 2Ee2 28e2 2843
FALL RIVER = Lle¥ 39.1 uels 3bebs 3462 34e3
FITCHBURG=LEOMINSTER (1) “l.t 3843 37.2 36,1 35.1
LAWRENCE=HAVERHILL # 44l L2al IBes 40a1l 4043 4060
LOWELL 33406 293 Svel 09 30«9 308
NEw BEDFORD Gbez leb LJel 399 396w 381l
PITTSFIELD “tol 2l “od a1vd Qi Sl
SPRINGF IELD=CHIC=HOLYs® 39.86 39,7 V] “lebd LleB 41e9

WORCESTER 35.4 36.2 ER L] “le0 blew Lleb
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Data Analysis

The preceding tables indicate that three SMSA's are growing
particularly rapidly: Lawrence-Haverhill, Lowell, and Worcester.
A fourth SMSA, Springfield, will achieve a greater absolute
increase in population and jobs between 1970 and 1985 than any other
SMSA except Boston. These four areas seem well suited for new
community development. The potential for developing new communi-
ties which can grow to an estimated 50,000 people by 1985 in these

four metropolitan areas is calculated below:

TABLE 5.1

Estimated % of Projected Estimated % of Projected
Population Increment That Employment Increment That
Would Have To Be Captured Would Have To Be Captured
By A New Community of By A New Community of
50,000 in Each SMSA 50,000 (i.e. 20,000 Jobs)

Lawrence-

Haverhill 80% 80%

Lowell 100% 100%

Worcester 80% 65%

Springfield-

Holyoke 65% 65%
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There seems to be a maximum potential for one new community
of 50,000 people in the Lawrence-Haverhill metropolitan area, one
in the Lowell area, one in the Worcester area, and perhaps two in the
Springfield-Holyoke area. Five new communities in these rapidly
growing metropolitan areas would account for over 80% of the
projected population increment between 1970 and 1985. Two other
metropolitan areas might also accommodate somewhat smaller new
communities (perhaps 25,000 people): Brockton and Fitchburg. In
the Brockton area a new community of 25,000 people would have to
capture 50% of the increment in population and 80% of the increment
in employment between 1970 and 1985. In the Fitchburg metropolitan
area the percentages would be 100% and 100%.

In summary, it seems as if there is an optimum potential (in
the rapidly growing metropolitan areas of the Commonweal th) for
roughly seven new communities. The potential population and
economic growth projected for the Boston SMSA is, of course, sub-
stantial; however, present densities throughout the metropolitan
areas are probably too high to permit the development of a new
community. The other three SMSA's (Fall River, New Bedford and
Pittsfield) are not expected to grow sufficiently in the next
fifteen years to permit the development of a new community of
even 20,000 people.

Since it is unrealistic to expect a new community to capture
100% of the new growth in a given SMSA, it is necessary to scale

down the estimate of the potential for new communities. A reason-
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able estimate of the potential for new communities in Massachusetts
would be closer to three or four: one new community of 50,000
people in the Lowell-Haverhill-Lawrence area, one of 50,000 people
in the Worcester area, one of 50,000 people in the Springfield-
Holyoke area; and one of 25,000 people in the Brockton area.

Each new community would be expected to capture close to 75% of

the anticipated population increase in the metropolitan area and

close to 75% of the job increase expected between 1970 and 1985.

The Process of Selecting Sites of New Community Development

In order to be more specific about the selection of sites,
that is, in an effort to go beyond merely designating those metro-
politan areas with a high growth potential, an information system
for evaluating the potential for new community development in
each of the 351 cities and towns in Massachusetts was develc)pecl.]8
Several assumptions were made in setting up this information
system:

1. New communities which could serve as regional growth
centers would have to be located in those metropolitan
areas experiencing recent gains in population and
employment.

2. New communities would best be developed under state

guidance in close cooperation with private entrepreneurs

and planning and development agencies on the local level.
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3. Political feasibility is highly important and there
is no point in locating ''ideal' regional centers
for new growth that are politically unacceptable.

4. Although the size of a new community depends on
the specifics of the region in which it is located,
a hypothetical new community of approximately
50,000 people was assumed. (See Appendix A for the
land-use implications of a 50,000 person new
community.)

All the towns were run through a rough initial sorting process
and then only the top ranking 10% of the towns were subjected to a
more detailed analysis.

Round One involved all 351 towns. These were weighted and
rank ordered according to four criteria developed in a basic
computer program. The top 10% of the towns were then placed in
Round Two and the necessary data gathered. From this analysis and
a series of different weightings of the variables employed, the

"hest! sites were selected.

Round One

Round One involved an evaluation of all 351 towns in Massachu-
setts in an effort to determine in which towns a new community
could be successfully developed with a minimal investment from the
State. The criteria used to eliminate towns were based on the

two assumptions that only minimal State investment would be avail-
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able for a new community program within the next few years and
that the most appropriate sites would be those where the commﬁnity
would cléarly bé successful financially. (This ruled out rural
poverty areas or depressed ghetto sections where aid is badly
nééded but whére an Investmént would be more spécﬁ]ativé.) Thus;
Round One eliminated those towns in which growth has not been
taking place.

For the process of elimination, four indicators of growth
areas were used:

1. Population growth

2. Employment increase

3. Increase in assessed valuation

L. Proximity to an interstate highway
The first three variables were selected because they reveal areas
that are clearly growing at rapid rates and because they are
statistically independent.]9

A. POPULATION GROWTH (Absolute increase in a town's

population, 1956-65 / the square miles of land within
the town)
This indicator shows which areas within the State have been

20 The

experiencing the most rapid growth since the mid 1950's.
assumption is that this indicator isolates those towns which are
potential sites for new communities by indicating towns which:

1. are growing rapidly in response to new employment

opportunities
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2. are the most attractive residential areas
3. will have the greatest future demand for new housing
k., are or will be experiencing many of the problems
accompanying rapid growth and will be more receptive
to State assistance
5. have low enough land and construction costs for new
housing to be constructed in large quantities.
B. EMPLOYMENT INCREASE (Absolute change in total jobs filled
1958-66 / the square miles of land within the town)
This indicator reveals those towns which have been most success-

ful in the past in increasing the gross number of jobs available.ZI

C. ASSESSED VALUATION (Absolute change in equalized assessed
valuation, 1959-68 / the square miles of land within the
town)

This third indicator is an attempt to measure the actual
physical growth or improvements within each town: new housing,
new utilities, town-wide improvements, etc. The assumption with
this indicator is two-fold. First, it grossly approximates the
"'value added' in a particular town through new improvements which
increase the taxable base. Second, and perhaps more important,

a rapid change in assessed value indicates a town's need to collect
a higher level of taxes in order to pay for the costs of growth
(hnew roads, sewers, schools, etc.) This is an important factor

because towns that are having difficulty providing the necessary
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services to a growing population will be more receptive to State
assistance in the form of balanced planning for growth through

the development of new communities.

D. lNTERSTATE HIGHWAYS (Is the town adjacent to a major
Iimitéd—access intérstaté or fréé ekpressway?)

Good access to transportation is perhaps the most important
factor in selecting sites for new communities. Without excellent
road access to major cities, it will be very difficult to attract
the broad employment base that will support the community. Also,
while much of the new community will probably be self-contained,
it will have to maintain an active interdependence with surrounding
cities. (See Map 4.)

Application of these indicators yields a list of thirty-three
towns with both good ratings (2 or 3 variables in the top 10%)
and good locations. This list fs found below. (Two towns were

eliminated because they are too close to the center of Boston.)
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CHART 1V

TOWNS SELECTED FOR ANALYSIS IN ROUND TWO

11.
12.
13.
4.
15.
16.

Acton
Andover
Ashland
Auburn
Barnstable
Braintree
Brockton
Burlington
Chelmsford
Chicopee
Danvers
Foxborough
Framingham
Franklin
Holliston
Hudson

Littleton

(See Map 5)

18.
19.
20.
21.
22.
23.
24,
25.
26.
27.
28.
29.
30.
31.
32.
33.

Longmeadow
Marlborough
Medway
Milford
North Andover
Norwood
Plymouth
Randolph
Reading
Shrewsbury
Southborough
Stockbridge
Swansea
Tewksbury
Westborough

Wilmington
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Round Two

For a closer analysis of each of the thirty-three towns
selected in Round One, three broad categories were selected which
are most important to the feasibility of developing a new
community: the socio-political climate within the town, the
town's economic conditions, and the physical characteristics of
the area. For each of these categories a series of indicators was
developed to measure the desirability of the thirty-three towns.,
These are listed below.

A. THE SOCIAL-POLITICAL CLIMATE

One important measure of the social-political climate is
how involved each town is in planning rationally for its future
growth. This involves finding towns that have eliminated their
exclusive suburban restraints on low income housing, that are
encouraging new employment to locate in their area, that have been
involved in dealings with the State and Federal government in
obtaining funds for planning and financing new projects, and that
are actively planning now for their future growth by developing a
better planning staff or instituting new zoning techniques. |In
most of these cases, what is actually instituted is of less
importance than that the town has taken the initiative to plan
rationally for its growth.

In addition to the prevailing political conditions, the
enlightenment of the town's residents, their involvement in local

political activity (as a potential threat to implementing
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innovative planning solutions) and the social attractiveness of
the community are all important.

Cluster Zoning (Does the town's current zoning provide

for planned unit developments or cluster zoning?)

Planning Budget (Amount of the town's budget going to

''planning'' in recent years/1965 population.)

Industrial Acreage (How many acres of industrial land

were advertised in the Department of Commerce and
Development's recent edition of ''Latest Listings of

Industrial Sites''?)

Workable Program (Has the town developed a workable

program, as required in the application for several

federal grants?)

Hous ing Authority (Does the town have a housing authority

as of September 19697)

Industrial Development Financing Commission (Does the

town currently have a Commission or has it expressed

plans to DCD to develop one as of January 1, 19707)

Units of Public Housing (What is the total number of
public housing units constructed to date within the

town?)
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Master Plan (Has the town developed a master plan?)

School Expenditures (Operating expenditures per pupil

in elementary schools for the year ending June 1967.)

Voter Turnout (Percentage of all registered voters in

a town who voted in the local elections in 1967.)

B. THE ECONOMIC CONDITIONS

There are several other economic factors relative to indus-
trial growth that also need to be considered. |Is there vacant land
and areas of low enough density for industrial expansion? |Is the
town growing rapidly to form a good employment base for new job
openings? |s the town an attractive place for employees to live?
How are the taxes? What are the prospects for increasing taxes?
How is the town's financial condition? Will it be able to carry
the added financial burdens of growth?

Population Density (1965 population per square mile of

land within each town)

New Dwelling Units/Capita (Average new dwelling units,

1965-69, as indicated in new building permits / 1965

population.)

Tax Rate (What was the equalized tax rate for the town

in 19697)

Moody Rating (What is the town's Moody credit rating

for 19697)
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C. THE PHYSICAL CHARACTERISTICS

Towns which can attract industrial development stand the
best chance of guaranteeing new community development. Without a
strong employment base in the early stages of planning, a new
community will not be successful. An area must currently have the
necessary factors which will bring new industry in the near future.
This calls for the immediate availability of industrial parks or
vacant land, proximity to major means of transportation (inter-
state highways, freight and passenger rail, airports), and the

availability of a public sewer system.

Public Sewers (ls part of all of the town included

within a public sewer district?)

Freight Rail (ls there a rail line for freight service

anywhere within the town?)

Passenger Rail (Is there a rail line for passenger

service anywhere within the town?)

D. ROUND TWO EVALUATION
In order to evaluate the thirty-three towns in Round Two,
the relative importance of the seventeen variables for the selection
of a new community location was formulated by giving them different
numerical weights.22

The first set of ratings gives high importance to variables

which indicate that 1) the market for residential housing is strong
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(new dwelling units, population density, tax rate, public sewers,
and planning budget), 2) undeveloped land is probably available
(population density, and acres in industrial sites), and 3) the
opportunities for immediate industrial development are good (acres
in industrial sites, tax rate, railroad facilities for freight,
sewers, and workable program).

The second set of ratings is the same as the first, except
that the important variables are collectively weighted considerably
higher than those of less importance.

The third set of weights emphasizes the residential attractive-
ness and marketability of the town to private developers. The
tax rate, new dwelling units and elementary school expenditures
per pupil are given the highest weights.

The fourth set only gives consideration to variables related
to economic development. Since it is essential that a new community
site attract a broad employment base, this set of weights empha-
sizes the variables related to the potential for this type of
development.

The fifth set of weights gives consideration to those
variables related to the political atmosphere of the town. This
can be used if it is assumed that the final site selection should
be made on political grounds.

Given these different weightings, it is possible to calculate
the total scores for each of the thirty-three towns in Round Two.

The 'best!' ten towns are then selected.
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RANKING OF POTENTIAL SITES FOR NEW COMMUNITY DEVELOPMENT

WEIGHTING SET

RANK ] 2 3 4 5
1 PLYMOUTH PLYMOUTH N. ANDOVER  MARLBOROUGH PLYMOUTH
2 N. ANDOVER  ANDOVER FRAMINGHAM  PLYMOUTH FRAM I NGHAM
3 ANDOVER N. ANDOVER  ANDOVER ANDOVER" FRANKL IN
L FRAMINGHAM  FRAMINGHAM  BARNSTABLE  FRAMINGHAM  MILFORD
5 MARLBOROUGH MARLBOROUGH MARLBOROUGH HUDSON" SHREWSBURY
6 WILMINGTON  WILMINGTON  FRANKLIN WESTBOROUGH™ HUDSON
7 FRANKLIN BARNSTABLE ~ STOCKBRIDGE _N. ANDOVER  N. ANDOVER
8 BARNSTABLE  FRANKLIN PLYMOUTH ACTON™ READ ING
9 SHREWSBURY  FOXBOROUGH  ACTON BARNSTABLE ~ SWANSEA
: &
10 FOXBOROUGH  SWANSEA SHREWSBURY  SHREWSBURY ~ MALRBOROUGH
” indicates same score
” indicates same score
COMPOS ITE RANK
*1  PLYMOUTH
%2 FRAMINGHAM
%3 N. ANDOVER
*4  ANDOVER
*5  MARLBOROUGH
*6  FRANKLIN
*8  HUDSON
*9  SHREWSBURY
Source: New Community Planning Associates: ''An Information System

to Select Potential Sites for New Communities in Massachu-
setts,' prepared for the Mass. Dept. of Community Affairs,
January 1970.
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Conclusions

The development of new communities in metropolitan areas of
Massachusetts could contribute to the revitalization of central
cities by facilitating the relocation of urban poverty neighborhood
households and the urban redevelopment of slum neighborhoods.23
Future urbanization will be substantial and new communities offer
a beneficial way of channeling urban growth.

Ten potential sites for new communities have been identified,
but it is quite clear that new community development in all ten
sites would be financially unfeasible at this time even with sub-
stantial support from the federal government.zu The '"'market' for
hew communities in Massachusetts is limited. Based on the analysis
of projected growth in metropolitan areas throughout the Common-
wealth it seems that three or four new communities averaging
50,000 people could be developed in Massachusetts: one new
community of 50,000 people in the Lawrence-Haverhill-Lowell area
(Andover; or North Andover); one of 50,000 people in the Worcester
area (Framingham; Marlborough; Hudson; Shrewsbury; or Franklin);
one of 50,000 people in the Springfield-Holyoke area (Chicopee or
Longmeadow) and one of 25,000 in the Brockton area (Foxborough
or Plymouth).

Jerome Pickard has devised a possible model for the geographic
distribution of an anticipated 30 million people in new communities

25

throughout the United States from 1970 - 2000. He allocates .2

of the projected 2000 population growth (or 200,000 people) to the
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Eastern Massachusetts region and suggests the creation of two new
communities of 100,000 people each in this area. This seems
unrealistic in light of the existing system of urban settlements.
Perhaps, as has been shown in this Chapter, three or four new
communities averaging an estimated 50,000 people would make more
sense. New communities of 100,000 each would probably be too
large to fit within the boundaries of any existing city or town.
However, it does not seem unrealistic to anticipate that the
estimated 6,700 acres required to build a new community of 50,000
people could be found in three or four of the towns selected,
especially if new communities are thought of in terms of the
planned expansion of existing towns rather than the development
of open, totally undeveloped acreage. (See Appendix A.)

Several preconditions should be satisfied prior to state
action or investment in new community development. Major planning
efforts must be undertaken to insure that the basic objectives
of new community development will be served:

1. Housing choices should be broadened through efforts

to provide low-income housing and high density housing
for all income groups in the metropolitan suburban
rings around the central cities.

2. Regional and local efforts should be made to engender

more industrial and commercial development in the area
to strengthen the central cities as well as to enhance

the balanced economic development of the entire region.
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3. High intensity development such as commercial and
apartments should take place near interchanges and
some land near most interchanges should be reserved
for such development.

4. Industrial and commercial development should take
place in relatively few, relatively large areas,
rather than through scatteration. Efforts should be
made to encourage industries that are mutually re-
inforcing (Input—outpgt-linked) to relocate in the
same area.

5. Usual fundamentals of sound local planning should be
observed, open space and key landmarks should be pre-
served, sharp socio-economic discontinuities should be
avoided, and disruption of low income and minority
groups should be avoided.26

Given the primary importance of establishing a solid employment
base for any new community, the growth sectors in the Massachusetts
economy were analyzed and estimates were made of the types of
industries and economic activity that might be attracted to new
communities. Recent trends indicate that growth will most likely
occur in light manufacturing electronics and transportation equip-
ment companies and in research and development firms.27While it
would be possible to develop a new community without taking many
of these factors into account (perhaps centering development

around non-growth industries) the likelihood of success is increased
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by capitalizing on current trends.

If new communities are to be successful they must be built
with full recognition of the political, social, and economic,
and environmental context in which they will be embedded. Thus,
potential sites for new community development may not be the
ideal growth points for regional economic development, but none-
theless, the sites identified in this Chapter are selected on the
basis of optimizing and not maximizing the chances of success

given the existing resources and constraints.
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FOOTNOTES

(continued)

Chagter I

1.

12.

13.

Land for the Future (Washington, D.C.: Resources for the
Future, Inc., 1960), p. 109.

Arthur D. Little, Inc., Projective Economic Studies for New
England, 1965.

Ibid.

Alexander Ganz, et. al., New England's Urban Development:
Emerging Patterns and lssues (New England Economic Research
Foundation, Boston, Mass.), 1969.

Discussion Goals For Massachusetts, Office of Planning and
Program Coordination, Massachusetts Department of Administra-
tion and Finance, A Report to the New England Regional
Commission, February, 1970.

lbid., p. 15
lbid., pp. 15-20.
1bid.

Ibid.

Profile and Analysis of Economic Data for Massachusetts, Office
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Two major theories advanced in recent years relative to the
regional economic growth are: (1) the export-base theory
which hypothesizes that the factor initiating growth and
determining its extent is the demand for a region's exports
and (2) the development stage theory which hypothesizes that
as per capita income increases the agricultural labor force
declines while the proportion of the labor force in secondary
and later tertiary industries increases.
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14, John R. Meyer, Regional Economics: A Survey (Program on
Regional and Urban Economics: Harvard University),
Discussion Paper No. 17, October, 1967, p. 22.

15. Profile and Analysis, op. cit., p. 62.

16. 1bid.

17. National Planning Association, Center for Economic Projections,
Economic Projection Series, 1967, Volumes 1, |1, and 111
(Washington, D.C. National Planning Association.

To derive the employment projections, the
SMSA study first projects the employment for
those Industries that have significant exports
out of the metropolitan area. These industries
are of two types: (1) base industries; and (2)
localized industries having significant exports
(for example, an electric utility which is gen-
erally thought of as serving only its metropoli-
tan area.)

The base industry employment is derived by
trend extrapolation of the metropolitan area's
share of its analytical region's employment. The
export component of the localized industry employ-
ment is derived by the trend extrapolation of the
ratio of localized industry export employment to
the region's employment in that industry, exclu-
sive of the metropolitan area's employment in
that industry. The industrial breakdown is on an
SIC single digit classification. The residentiary
component of each localized industry employment
was projected as a function of its relationship
to total export base employment. This is a vari-
ant of the well-known export-base multiplier.

The NPA study's population projection is
derived from its projective of employment. Future
population growth is related to (1) changes in
employment levels within the metropolitan area,
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ChaEter 1

20.

21.

(2) the ratio between population and employment in

the analytical region, and (3) a parameter relating
the ratio of population to employment in the metro-
politan area to the ratio of population to employ-

ment in its analytical region.

As population was made dependent on employment,
personal income in turn is based upon population and
employment. However, here the area of reference is
not the analytical region, but the United States as
a whole. Personal income in SMSA is correlated with
several independent variables; United States person-
al income; the ratio of population to employment and
the ratio of major industrial employment to total
employment.

This section is based on a study prepared for the Massachusetts
Department of Community Affairs by New Community Planning Asso-
ciates, '"An Information System to Select Potential Sites for
New Communities in Massachusetts,' January 1970.

A simple correlation run among the three variables found that
their independence is statistically significant at the .0l
level.

The absolute number of people is used because they are concerned
with the gross increase in population for marketing new housing
in a new community, not the proportional increase (which would
give greater weight to towns just beginning to experience
growth). The change in population was divided by the land area
in each town in order to equalize for town size.

The assumption is that this indicator will good sites for new
communities by isolating those towns where the following can be
expected:
a) many jobs presently available
b) new employment to be attracted for similar locational
reasons
c) local conditions to be most favorable to overall growth
d) the emergence of new problems which accompany rapid growth
and thus a greater receptiveness to state assistance
e) increase in population in response to new job opportunities
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Chagter I

22.

23.

24,

25.

26.

27.

Ideally job increases over shorter and more recent intervals
should have been measured in order to detect more subtle

changes in recent years. Using figures from 1958-1966 indicates
those changes primarily taking place around Route 128 and very
little growth around the newer Route 495 which was still being
constructed in 1966. The figures only deal with covered employed
(jobs covered by Commonwealth social security). While this re-
presents about 80% of all employees, it is satisfactory because
only the relative changes in employment between different muni-
cipalities are of interest in this case.

Five different sets of weights were used. The value of the
quantitative variables for each town was translated into a decile
value (ranging from 1 to 10) by dividing the value range of the
actual values into ten equal parts. Each town received a score
on each variable from 1 to 10. For each of the qualitative
variables each town received a score of 10 for each ''yes' and a
score of 0 for each 'no.'" To evaluate the towns' potential for
the location of a new community, scores for each variable in
each town were multiplied by the five different sets of weights.
For each set of weights the towns were given a total score and
a rank order. The ten highest scoring towns for each set of
weights was included in Chart V. Appendix B lists the scores
for all the towns. This evaluation procedure permits the towns
to be compared on the basis for an aggregate indicator score.
The procedure is flexible since different sets of weights can
be considered. The five sets of weights which were selected
reflect different decision criteria. Appendix C indicates the
weights for each variable in the five different sets.

Ganz, op. cit., p. 18.

1 § 404 (3) of Title IV, 1968 Housing Act.

Jerome Pickard, '"'ls Dispersal the Answer to Urban Overgrowth?"
in Urban Land, Urban Land Institute, Vol. 29, No. 1, January
1970.

""Goals, Objectives and Plans for the Greater-Lowell Area Planning
District," prepared by Philip B. Herr and Associates, 1969, p. 2.

Ganz, op. cit.
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CHAPTER 111

NEW COMMUNITY DEVELOPMENT STRATEGIES

Introduction

Constitutionally, the states are the ultimate holders of the
police power and ''are the legal masters of local governments and
far superior to localities in their ability to raise revenues.”]
Politically, state governments are at least one step removed from
the inter-jurisdictional conflicté which so often impede area-wide
planning for metropolitan growth. For these and numerous other
reasons, any rational policy allocating responsibility for the
development of new communities would more than likely assign a
wide range of powers to the state government.

Unfortunately, direct state involvement in land use planning,
development control, and the creation of new communities has
tended to be minima].2 On occasion there have been recommendations
made for greater state action in promoting local development; part
of a recent report to the National Governor's Conference contains
a section entitled, '"The Challenge of Orderly Growth,' which
spells out the kinds of state policies needed in the areas of
zoning, land use, planned unit development, and new community

development.3 Various states have already taken steps to insure a
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greater degree of state involvement in overall planning for urban
growth.h

Increasing dissatisfaction with the pattern of metropolitan
development has generated still more proposals for modifying
existing arrangements and creating new concepts and instrumentali-
ties. This chapter does not deal with proposals that call for the
abolition of local governments, but rather with various supplements
to local action on issues of urban development proposed; and in
particular with the issue of new community development.5 Proposals
to 1) facilitate metropolitan area planning for regional develop-
ment, 2) create new agencies, short of metropolitan government,
3) generate private development incentives (all of which would
provide for greater state control over the new community develop-
ment process) have been suggested in a report for the National
Commission on Urban Problems.6

A proposal to integrate the planning and regional development
processes has been offered by F. Stuart Chapin.7 For each metro-
politan area he proposes that a Metropolitan Area General Plan be
deve]oped.8 Under Chapin's scheme, the general plan and a develop-
ment '"‘instrumentality'' of some kind would be made operational
through a Metropolitan Area Public Works Program and Urban Develop-
ment Code covering zoning, subdivision, and housing regulations.
This program would take into account the fact that

...the provisions of public services in strategic
locations can be used to divert growth into cer-

tain predetermined areas, and the withholding of
public services can have the effect of dissuading
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development in other areas. The programming of

public works and improvements and the budgeting

and building of public facilities in particular

locations, of course, is a related and a very

fundamental lever in the follow-through on plans

and policies for shaping growth.9
His plan would provide for different mixes of regulations and public
investments in areas at different stages of urban development. In
Massachusetts, the annual budget of the Commonwealth is close to
one billion dollars per year and the carefully planned investment
of these funds in public improvement could have a substantial
impact on the pattern of urban growth.]

A second proposal calls for the establishment of metropolitan
special districts that could plan and install certain critical
components of the urban infrastructure. These would include trans-
portatfon facilities, open space and utilities. This presumes that
metropolitan expansion is largely determined by the location of
éapital facilities, both public and private. By controlling the
critical investments, growth could be diverted without the need
for a new agency to assume the responsibility for traditional zoning
and subdivision c;on’trols.]l

In 1960 a suggestion was made that a new type of special
district -- a suburban development district -- be established. The
basic power of the suburban development district would be an
authorization from the state to acquire all land within its bound-
aries through purchase or option. The power of eminent domain
would not be granted.]2 Another similar proposal designed pri-

marily to preserve open space in metropolitan areas was proposed

in 1961 by Jan Krasnowiecki and James Paul.]3 They proposed that
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""metropolitan development commissions'' be established which would
operate through an adaptation of the British system of nationali-
zation of devélopment rights.]h

Another proposal, made by William Slayton, calls for the
establishment of state chartered, public development corporations
with the authority to acquire land, prepare plans, install
community facilities, and dispose of land by lease or sale to

15

private developers. The power of eminent domain is included in
the powers granted to such a development corporation. Slayton
points out that '‘the public development corporation must be able
to control land development and the appreciation of land values
should accrue to the public -- not to the private land owner
merely because he happened to own land at the time of adjacent
development.“]6

It has already been noted that a substantial portion of the
capital investments made within a metropolitan area results from
decisions of individuals functioning as consumers or corporate
officia]s.]7 Any realistic system of incentives and development
controls must take the private decision making process into account.
Land banks, mortgage guarantees, and other types of incentives-
controls systems have been suggested. A variety of such mechanisms
will be considered jn Chapter 1V.

One of the most viable incentive-control systems for encourag-
ing orderly deve!opmént within the private sector is state invest-

ment in new community development. Investments in transportation,

health, education, and welfare are all part of a state investment
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program. A public investment program focused on new community
developmént would be aimed at economic development as it relates
to social and political objectives. The creation of totally new
communities would permit large-scale social and economic planning
as well as the establishment of the ''proper relationships among
land uses'' from the earliest stages of development.18 Not only
the commitment to ongoing guidance of development but also the
inclusion of a mix of social classes and commercial-industrial
activities would differentiate new communities from more familiar
suburban spraw].]9 At present, the U.S. Department of Housing
and Urban Development authorizes FHA loans for land purchase and
development subject to the requirement that new communities house
low income people and conform to metropolitan development plans.20
New legislation is currently under consideration that would provide
further subsidies for public agencies (as well as private investors)
interested in developing new communities.

State governments need to decide what strategy they will
adopt to insure balanced regional development and what types of
incentive-control systems they will employ. Should the Common-
wealth establish a state-chartered, non-profit corporation empowered
to acquire land and plan and develop new communities? Should the
State authorize groups of cities and towns to acquire, purchase,
or take by eminent domain non-contiguous tracts of land for open
space, transportation corridors, utility purposes or for privately
developed new communities? Should the exercise of such powers

be subject to the approval of a regional planning and development
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agency? Should the state (through the Department of Community
Affairs, Commerce and Development and/or the Department of Natural
Resources) designate land areas in which the state has a special
interést? Could the state planning agencies prepare and administer
direct land use and development controls which would insure that
new community development would meet State objectives?

In this chapter three new community development strategies
are evaluated. Each strategy is considered in terms of its
political and financial feasibility and the public benefits it
is likely to offer. The first strategy would authorize existing
regional planning agencies to assume some of the powers of a
regional development authority and to plan for new community
development in their region. The second strategy calls for the
establishment of a state development corporation to build new
communities. The third strategy provides for the establishment
of new community development districts which would be financed
by the state but run by a board of directors made up of community

representatives.

Strategy #1

Providing regional planning agencies with the power to act
as industrial and economic development authorities.

Description
Legislation presently exists which provides for the industrial
development of cities and towns through the establishment of Indus-

trial Development Finance Authorities.22 The creation of these
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authorities must be preceded by the finding that 1) unemployment
or the threat of unemployment exists in the municipality or

2) security against future unemployment and lack of business
opportunity is required in the municipality. By attracting new
industry to the municipality or by substantially expanding
existing industry, it is assumed that the Industrial Development
Finance Authorities can help to combat these problems. Two or
more contiguous municipalities may agree to consolidate their
respective Industrial Development Financing Authorities into a
single authority.23 These authorities can acquire and sell land
but they do not have the power of eminent domain. The general
laws of Massachusetts provide for the creation of a State Indus-
trial Finance Board which on the request of any city or town can
establish a local Industrial Development Finance Authority.

In 1966, 1967, and 1968 the Massachusetts Department of Commerce
and Development proposed enabling legislation that would allow
all regional planning agencies to act as industrial or economic
development authorities.ZA In other words, the idea of municipal
industrial finance commission was extended to encompass all
the cities and towns in a given regional planning area. (See Map 2
in Chapter 2 for outline of regional planning areas in Massachu-
setts.) The proposed legislation failed to receive the necessary
support and ultimately it failed to pass. However, in 1969

one regional planning agency, the Southeastern Massachusetts
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Regional Planning Agency, did succeed in getting special legislation
passed which empowered them to assume the responsibilities and
powers of an economic and industrial development authority. Such

an economic development authority is authorized to assume the
duties, obligations and responsibilities of a Title |V Redevelopment
Area designated pursuant to the Public Works and Economic Develop-
ment Act of 1965.

If anabling legislation such as that proposed by the Department
of Commerce and Development could be passed, most of the state would
be subsumed under one or another regional, economic development
authority. New community development proposed within an agency's
jurisdiction would be planned and coordinated by the regional
planning and economic development authority. (Sample legislation

is provided in Appendix D.)

Political Feasibility

Past experience seems to indicate that there is not much
support for the establishment of regional planning and economic
development authorities. However, the experience of the Southeastern
Massachusetts Regional Planning Agency indicates that giving such
powers to Regional Planning Agencies is politically feasible. The
passage of enabling legislation (as opposed to the special legisla-
tion which was passed in the case of Southeastern Massachusetts)
would be possible if an effort was made to educate the public. The

Department of Commerce and Development has no explanation of why
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the proposed enabling legislation failed to receive the wide-

spread support in the past.

Financial Feasibility

Regional planning agencies are currently functioning in Massa-
chusetts (See Appendix E for a discussion of the legal basis for
regional planning in Massachusetts.). They are funded by per
capita assessments on each member locality. Legislation which
would alter existing regional planning agencies and bestow upon
them the powers of a regional development authority would not
empower these agencies to issue bonds. At present the State does
not offer tax incentives to industry, in the usual sense of the
term, nor does it authorize local governmental units to do‘so.
Local governments are not authorized to issue either revenue or
general obligation bonds for industrial development purposes in

25 It is not proposed as part of this strategy to

Massachusetts.
empower regional planning and development authorities to issue
bonds. Thus, this strategy would cost no more and accomplish

slightly more than the present approach to regional planning.

Public Benefits

New community development under the control of regional
planning and development authorities would at least be coordinated
to a greater extent than at present. The selection of sites for

new community development would be the responsibility of the
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development authorities. This would insure that efforts to attract
new industry in the area could be coordinated so that new community
development would strengthen the entire regional fabric.

This strategy does not provide for direct state subsidy for
new community development nor even for a pledge of state credit
behind the issuance of bonds to support industrial development.

The regional planning development authority would be responsible
for insuring flexible enough zoning arrangements to allow new
community development at a higher density than would otherwise

be Permitted.26 A provision requiring the approval or disapproval
by a majority vote of the regional planning commission on all local
zoning and subdivision ordinances (and variances) related to
proposed new community development would insure a greater opportunity
to work for the needs of the whole region. Regional agencies might
also work with state planning and development agencies to see

that transportation, health, education, and welfare expenditures
were diverted to coincide with the needs of new communities being
planned. The regional authority, since it would have no money to
build housing, could work with the Massachusetts Home Finance
Agency (MHFA) or other non-profit corporations (or the State) to
build a wide range of housing types for families of all incomes.

Under this strategy new communities would, more than likely,
be privately developed but they would at least be planned to some
degree by the regional authority. It is assumed that this strategy

would enhance the possibility of meeting state urban growth



128

objectives. State government could maintain some degree of control
over the new community development process by contributing funds
(under certain conditions) to the work of the regional agencies.
This strategy would probably be politically feasible and finan-
cially possible since new communities under this strategy would
almost certainly be privately financed and developed. The regional
authority (through the state) would be involved in the planning of

the new community, but only in a minimal way.

Strategy #2

Providing for the creation of a State chartered, non-
profit new community development corporation

Descrigtion

A variety of model new community development corporations have
been proposed.27 Recently the governor of Massachusetts proposed
the establishment of a Replacement Housing and Community Development
Corporation. As described in the Governor's proposal, such a
corporation would have the power to replace housing demolished by
public action and it would also have the power of eminent domain
to accomplish its objectives. |t would have the capacity to develop
new communities anywhere in the Commonwealth. This is not to say
that it would be empowered to create new municipalities. Rather,
it would work within existing boundaries to guarantee that popula-
tion and economic growth would be carefully planned to coincide

with state objectives. The proposed corporation would be empowered
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to promote industrial development projects relating to residential
expansion (for federal tax benefits unavailable now to exclusively
industrial developments are still available to projects related to
residential development). This new entity could act only after the
community has formulated a new community plan. Lacking such a plan,
the Corporation could act when a local governmental body designated
a given location as a new community area. And lacking such a
designation, the Corporation itself with the Governor's approval
could make such a designation and begin development.

The agency as proposed would be permitted to borrow at least
$500 million at relatively low interest rates through the sale of
tax-exempt bonds. In turn it could buy land and lend money to
developers at relatively low interest rates to build housing and
industry and community facilities. Developers would pay back the

loans from income they made on property.

Political Feasibility

The corporation would put together sites, insure development,
and arrange for financing. No project could be undertaken without
local approval -- or, failing such approval, a two thirds affirma-
tive vote of the corporation board of directors and the approval
of the governor. The prime difference between the Governor's
proposed corporation and the New York State Development Corporation,

which serves as the only model of a state development corporation,
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is that there are more checks and balances on the powers of eminent
domain in the Massachusetts model. No project area can be less
than 100 acres -- and no project can be developed in any town with
less than 500 acres of vacant land. The corporation would also be
empowered to over-ride local zoning codes and building codes. This
would be a direct challenge to the recently passed home rule
amendment in Massachusetts.28 The Governor's proposal is perhaps
not the most impressive proposal for a state development corporation
that could have been made,29 but since it has already been proposed
and since it has received some support from municipal officials,

it is the model that should be considered at this point in time.

It is not yet clear whether or not the proposal will be accepted,
but the careful system of checks and balances certainly enhances

its political acceptability.

Financial Feasibility

The Governor of Massachusetts has set as his goal the creation

30 Many of these

of 230,000 units of housing in the next ten years.
units will be included in the development of new communities through-
out the Commonwealth. At present construction prices (about

$20,000 per unit) that much housing would cost about $4.6 billion.
That does not include all the costs of developing complete new
communities (e.g. infrastructure, industrial development, commercial

development, recreation, and open space) which would probably total

an additional $5 billion. The initial cost to the Commonwealth of
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the Governor's proposal is estimated at $2 million yearly -- most

of that money would go to finance the agency itse]f.3] Additional
money would be available for housing loans if the legislature agreed
to raise the $50 million borrowing limit on the Massachusetts
Housing and Finance Agency (at least 25% of the housing built
through the housing agency must be low income and it has so far

32

committed $22 million). The new corporation would be in a good
position to push for the full utilization of existing state and
federal subsidy programs. New communities would be developed by
the state development corporation, although residential and
commercial development could be sub-contracted out to private
developers. Ultimately the new communities would be subsumed by
the existing municipalities in which they were located.
Coordinated state investment in capital improvements could
reduce the actual costs of a new community (i.e. transportation
planning could be coordinated with new community development to
eliminate the need for additional costs for roads). Federal,

state, regional, and local monies could be pooled under this

strategy. The program seems to be financially feasible.

Public Benefits

Along with the problems of finance and land assembly, existing
building codes, development standards and land use controls pose
substantial barriers to a program that has as its general goal the

successful development of new communities with a full range of
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housing, facilities and jobs. Short of complete, new, state-wide
enabling acts, the creation of a Development Corporation with local
override powers is the best way of insuring that local standards
will not impede the development of balanced new communities. The
development corporation strategy insures coordination of planning
and investment decisions at the state level. It insures a wide
range of housing types and (as compared with Strategy #1) gives the
state government a greater measure of control over comprehensive

planning for urban growth in the Commonwealth.

Strategy #3

Providing for the establishment of new community
development districts

Description

This third strategy is derived directly from a proposal made

by Marion Clawson to establish ''suburban development districts.”33

" and the size

District boundaries would follow ''natural features,
would vary from one to ten square miles. The basic power of the
new community development district would be an authorization from
the state to acquire all land within its boundaries through
purchase or option. However, the power of eminent domain would
only be granted once the development district had acquired 70% of
the land it needed by direct purchase or by purchase of options.

The governing board of the new community development district

would be composed of members from several interest groups:
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municipalities, other special districts, real estate developers,
present land owners, citizens, state government and regional

planning agencies. Each of these groups would be permitted to
purchase stock in the development district. The new community
development district would be empowered to plan, to acquire and
control land, to contract with private developers for the development
of the area, and to supply necessary governmental services.

The immediate objective of the new community development
district would be to channel and coordinate private and public
development activities to insure the development of compact new
communities. A further objective would be to assist in the
preservation of open space by providing an ample supply of well
located land that is ready for development, thereby accommodating
development pressures that might otherwise overwhelm the defenses
erected to protect the open space.34

The new community development district is a means of carrying
out a staged development process in which development occurs in
a limited number of areas at a given time, and most of the unbuilt
land is reserved for later development or permanently retained
as open space. Each new community development district would
cover an area large enough for a new community, but small enough
to permit detailed design of the whole community, efficient
coordination of all development activities and completion of
35

development within a span of several years.

Two kinds of actions would need to be taken to secure
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development of the new community by private enterprise. Owners
of sizable tracts of land designated for development at lower

and medium densities would be encouraged to submit application
for planned unit zoning, and all remaining land in this category
would be rezoned.36 Land designated for interim development, and
other land not developed within a reasonable time would be
acquired by the development district for sale or lease to
developers (subject to specific conditions as to the character

and timing of development).

Political Feasibility

A state agency (possibly the Department of Community Affairs)
would establish all development districts with the approval of the
Governor and perhaps the General Court. This agency would desig-
nate the boundaries of the development district and elections
would be held for the board of directors. The district would be
established as a semi-public corporation which would be independent
but manned by a board of directors directly respensible to the
state government. The development district would be dissolved as
a managerial unit when the new community development was sub-
stantially completed. However, the new community would remain as
a separate fiscal unit in the state's accounts until all of the
capital advanced for development was repaid. Initially, only one

or a few development districts would be established in those
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areas where the potential for new community development is greatest.

Much development would continue to occur outside these development

districts in a traditional manner. However, after experience was

gained through the use of this instrumentality, the building of

new construction might be concentrated in such districts.37
This proposal would provide each new community development

district with authority over zoning and subdivision control in

the development district during the initial planning stages. Since

new communities will be planned initially in those areas where

new growth is most likely to occur, resistance should be minimal

to this strategy. That is, new communities will be planned in

areas where the pressures created by high growth potential will

already be felt by the citizens. The alternative of suburban

sprawl and haphazard growth will be very real to them. The develop-

ment district would include representatives of all levels of

government. This is an improvement over the regional planning

and development authority described in Strategy #1. Resistance to

Strategy #3 would probably be less than that to the State develop-

ment corporation. Development districts would be established only

as needed and would be controlled in part by members of the local

cities and towns. Since the development district would not have

the power of eminent domain it would be less offensive to the

localities involved. It is likely that political resistance to

this proposal will come from the undeveloped areas of the Common-

wealth, while highly urbanized areas would probably support this
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strategy as a way of building more low and middle income housing

outside the central city.

Financial Feasibility

Each new community development district would constitute a
separate fiscal unit

The development district can help to achieve
four important financial objectives. First,
it can provide the large amount of capital
that is needed for public facilities early in
the development process, and for acquisition
of land for high density development; and it
can recover this capital during and after
development. Second, it can capture for the
public treasury the increases in land value
that are due to public decisions to concen-
trate intensive development at certain loca-
tions. Third, it can employ special assess-
ments, taxes and user charges to assure that
the residents and property owners of a new
community pay the full costs of the facili-
ties provided for them. Finally, the stag-
ing of the development process in districts
would make possible a more equitable treat-
ment of landowners in acquiring land for
public purgoses and in assessing land for
taxation.3

The capital needed by the development district agency (or
corporation) can be raised by the state sale of bonds, which should
be placed at the disposal of the agency from time to time for
definite purposes stated and justified by the agency. Much of
this capital would have to be raised by state bonds and local bonds
even if development were to proceed in the conventional manner. A

small amount of additional capital might also be needed to finance
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the agency's operating costs, including the detailed planning and
urban design work, site preparation, promotional activities, and
administration. The capital advanced for construction of public
facilities would be recovered from the public agencies responsible
for the provision of such facilities when money is available

from their usual sources of funds. The payment might come in a
Tump sum from an agency capital budget, or in annual installment

39

payments, or in rental payments. The inttial capital investment
in the district and the agency's operating expense might be
recaptured completely by a combination of the existing sources of
funds from the various public agencies and profits from the sale
and lease of land. However, the establishment of the development
district would offer a good opportunity to inaugurate an improved
method of paying for public improvements.

A1l taxes collected in the district would be shared with the
towns which comprise the district. Services might be purchased
from towns prior to the new community's completion. The sale of
stock to all interested public and private agencies and individuals
would also provide considerable revenue. These development
districts would be eligible for federal funds (e.g. Title IV New
Community Development) as well as for state subventions. MHFA

could become involved as easily under this strategy as under

Strategy #2.
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Public Benefits

The benefits accruing under this strategy are the same as those
that would accrue under Strategy #2. The comprehensive nature of
the planning for future growth is sacrificed somewhat, since the
Development Corporation would be responsible for planning for the
entire state at all times. But, perhaps, this third strategy is
more realistic and more politically acceptable. The state would
still be responsible for formulating a coordinated and synchronized
overall public improvements program and it would be the state
government that identified what high growth areas in which new

community development districts should be established.



Strategy #1

Providing regional
planning agencies
with the power to
act as industrial
and economic de-
velopment author-
ties

Strategy #2

Providing for the
creation of a
state chartered
non-profit devel-
opment corpora-
tion

CHART VI

ALTERNATIVE NEW COMMUNITY DEVELOPMENT STRATEGIES

Political Feasibility

Politically feasible as
demonstrated by the
passage of special leg-
islation empowering the
Southeast Planning
Agency to assume the
powers of a regional
industrial and econo-
mic development auth-
ority. Wide-spread
public support not seen
at present.

Politically unaccept-
able to a great extent
because of the power of
eminent domain. Also
the power to override
local building and zon-
ing codes creates hos-
tility to this strate-
gy. Exclusion of local
residents from member-
ship and control over
the corporation also

Financial Feasibility

Involves no use of state
credit to issue bonds.
Financed by per capita
assessment on member
cities and towns just as
at present. Would not
provide money for speci-
fic projects -- but be
responsible for planning
and coordination mostly.
Extremely feasible
financially.

Because this corporation
would be responsible for
development throughout
the entire State the
resources required would
be substantial. Must
rely on bonds and on in-
crease in MHFA debt
limit. Financially very
difficult.

qu]ic Benefits

Would gain public coor-
dination over the selec-
tion of sites for new
community development
and the programming and
investment in public im-
provements. Would not
be able to insure either
industrial development
or the building of low
and middle income hous-
ing.

Would offer the great-
est public benefits.
Direct state involve-
ment in new development;
coordination of public
experience with new de-
velopment. Guarantee
of breaking down exclu-
sionary development
practices through state
override. Good chance
of building low and

6¢l



Strategy #2

(continued)

Strategy #3

Providing for the
establishment of

the new community
development dis-

tricts

Political Feasibility

makes this politically
unrealistic.

Politically feasible
because of direct parti-
cipation of communities
affected by new develop-
ment and lack of emi-
nent domain power.

Would gain political
support from urban

areas which probably
wouldn't be affected.

Financial Feasibility

Financially feasible
because restricted to

a limited area. Direct
involvement of private
money, as well as the
credit of the state
behind bonds.

Public Benefits

moderate income hous-
ing when jobs are
available.

Less comprehensive than
Strategy #2, but would
provide for balanced
and equitable develop-
ment in high potential
growth areas.

onl
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Conclusions

In Massachusetts it is fairly obvious that the multiplicity of
localities (351 cities and towns) creates financial hardships and
political fragmentation. A strong county system or metropolitan
council of governments might provide a more efficient government.
These possibilities have been discussed elsewhere.h] Given the
strong tradition of local government in Massachusetts, however,
it seems unlikely that governmental reorganization will occur
in the near future. Urban expansion, though, is occurring now and
will continue at a vigorous pace. The new community development
strategies proposed in this Chapter offer possibilities for
channeling and coordinating urban development. Each of the three
strategies is politically and financially acceptable, although
the third strategy seems most desirable.

The state development corporation holds out the greatest
promise for meeting public development objectives (e.g. providing
more low and middle income housing in locations which correspond
to job opportunities, preserving open space) yet the new community
development districts are a reasonably good second choice. Empower-
ing regional planning agencies to act as industrial and economic
development authorities is a third possibility -- although regional
planning as it is currently structured in Massachusetts is less
efficient than it might be. 2

The two most critical problems facing any attempt to create
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new communities in Massachusetts are 1) finding ways of financing
the operating costs of a new community during the development
period (assuming that capital construction can be paid for by
state bonds and state agency programs), and 2) overcoming the
political opposition offered by long-time residents to the creation
of a new community expected to grow to 50,000 people within the
boundaries of an existing town. The first problem can be dealt
with rather efficiently by staging and managing the development
process in order to keep a positive cash flow from the sale of
housing and land, and the rental of commercial and industrial
property. Some services can be purchased from the existing
municipalities (e.g. school and health) until the new community
reaches a size sufficient to support the building of their own
facilities. In addition, taxes can be collected from the new
community residents as they move in (just as in any other
municipality) although some of the tax revenue will revert to the
new community development district agency and some will be used
to pay the surrounding municipalities for services purchased.

If necessary, federal loans can be obtained at very Jow interest
rates to cover costs during the early stages of development.

The second problem, political opposition, is much more
difficult to deal with. One principle that ought to be observed
is to involve long-time residents in the planning and development
of any new community. Present residents of any area that is

included in a new community development district should be given
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representation on the board of the agency as well as options to
buy stock in the development district corporation. One good
argument that can be made is that the new community, once
completed, will certainly offer many benefits to the present
residents that they could not possibly provide for themselves --
improved schools, improved health care, additional community
services and facilities. In addition, the development of a

new community will certainly enhance the value of their investment
in a home in the area. Long-time residents are obviously going

to be afraid of being taxed to pay for newcomers' services and
afraid of being politically submerged, but both of these fears

can be allayed through the development district strategy. In the
long run, if the state assumed the costs of education and the
federal government assumed the costs of welfare programs, property
owners would be less resistant to new development (in any form)
since property taxes would not have to be so severe (to pay for
the costs of education). However, until such a shift in fiscal
responsibilities is made, the third strategy seems to present the

best means of coping with these two serious problems.
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Chapter 111

1.

Edward Banfield and Morton Grodzins, Government and Housing in
Metropolitan Areas (New York: McGraw Hill), 1958, p. 151.

The exception to this statement is, of course, New York where
the New York State Urban Development Corporation is very much
involved in the development and planning of new communities.

The National Governor's Conference, The State and Urban Problems:
Staff Study for the Committee on State-Urban Relations of the
National Governor's Conference, October, 1967, pp. 68-79.

Some states have already taken steps to control certain types of
land. Wisconsin, for example, in 1962 began a major open-space
acquisition program. Since then, such states as New York, New
Jersey, Pennsylvania, Connecticut, and California have also
adopted laws to preserve recreational areas. In Colorado, a
county must submit any proposed zoning ordinance to the state
planning director for advice and recommendation. Similarly,
Michigan counties are required to refer an adopted ordinance

to the Michigan department of economic expansion. Substantial
attention has been given in Connecticut to the development of
regional planning agencies covering the entire state and to the
integration of state and local development activities. (Frag-
mentation in Land Use Planning and Control, prepared for the
consideration of the National Commission on Urban Problems,
Research Report No. 18, by James Coke and John Gargan, Washing-
ton, D.C., 1969, p. 57.)

For a discussion of proposals calling for substantial reorgani-
zation of metropolitan government see, A.C.l1.R. Alternative
Approaches to Governmental Reorganization in Metropolitan
Areas, June 1962,

Fragmentation in Land Use Planning, op. cit.

F. Stuart Chapin, Jr., "Existing Techniques for Shaping Urban
Growth'' in Urban Expansion Problems and Needs, op. cit., p. 123.

Ibid.

emv———

Ibid., p. 22L.
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10. Proposed Study: '"A Public Investment Plan for the Commonwealth

12.

13.

14,

of Massachusetts,' first staff report to the New England
Regional Commission, Publication #799, September 1967, p. 21.

A.C.1.R., The Problem of Special Districts in American Govern-
ment (Washington, D.C., U.S. Government Printing Office), 196k.

Marion Clawson, ''Suburban Development Districts,' Journal of
the American Institute of Planners, May 1960.

Jan Krasnowiecki and James Paul, ''The Preservation of Open
Space in Metropolitan Areas,' University of Pennsylvania Law
Review, Vol. 110, No. 2, December 19, 1961.

That system has been described as follows:

a) when the area to be preserved or developed for open space
purposes has been chosen, through procedures and within a
governmental structure which best assure maximum benefit
to the community, the properties in the area are valued;

b) the valuation is based on the same principles and is
accomplished under the same procedure as is the valuation
of property for purposes of just compensation in condemna-
tion;

c) the values thus established for each property in the area
are guaranteed to the owner by the government authority;

d) the aggregate of those guarantees for the whole area is
equal to the compensation which would be payable if the
whole area were condemned in fee on the date when the open
space program goes into effect;
the fee, of course, is not condemned;
instead, detailed regulations controlling the uses of the
property for open space purposes are imposed against the
guarantees;
to the extent that such controls depress the value of the
land for uses actually being made of it at the time they
are being imposed, the owner is permitted to draw on his
guarantee for damages;
to the extent that such controls depress the value of the
property for other than existing uses -- depress or elimi-
nate the development worth -- the owner may draw on his
guarantee through an administratively supervised public
sale of his property;
the guarantee established for any property in the area is
reduced by each payment of damages or compensation. Thus
the damages and compensation payable by the community
cannot exceed the guarantee established for each tract.
What this means, in effect, is that development values
not existing on the date when open space controls are
imposed are not compensated. (''New Techniques for Shaping
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Urban Expansion,' ASPO Planning Advisory Service, Informa-
tion Report 1960, July, 1962, pp. 16-17.)

15. William L. Slayton, ''The Development of Needed Metropolitan
Policies: Policies for Metropolitan Development,' paper pre-
sented at the Second Annual Conference on Urban Regionalism

(Kent: Kent State University Center for Urban Regionalism,
1966) .

16. Ibid.

17. For further elaboration and statistics on this point see
William L.C. Wheaton, ''Public and Private Agents of Change"
in Urban Expansion, Problems and Needs, op. cit., p. 65.

18. See for example, Daniel R. Mandelker, '"A Legal Strategy for
Urban Development,' in Sam Bass Warner, Jr. (ed.), Plannin
for a Nation of Cities (Cambridge, M.l.T. Press), 1966, p. 213.

19. See Alternative to Urban Sprawl: Legal Guidelines for Govern-
mental Action, prepared for the National Commission on Urban
Problems, Research Report #15 by Fred Bosselman.

20. Title 1V, Housing Act of 1968.

21. The Nixon administration is currently preparing legislation
that would amend Title IV of the 1968 Housing Act to allow
public development corporations to apply for money presently
restricted under Title IV to private developers. Money would
be made available for the planning of new communities, in
addition to the funds available for land and development.

22. Massachusetts General Laws, Section 772, Chapter L40D.

23. lbid.

24. House Bill #48, 1967, General Court of Massachusetts.

25. Review of Regional Economic Research and Planning on New England
(U.S. Department of Commerce, Economic Development Administra-
tion), prepared by the New England Economic Research Foundation,
1968, p. K-50.
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26.

27.

28.

29.

30.

31.

32.

33.

See, for example, Howard County 1985, technical report prepared
by the Comprehensive Planning Section of The Howard County
Planning Commission, April 1967.

See A.C.1.R., State Legislative Program: New Proposals for
1968 (Washington: Government Printing Office, 1968).

One of the problems facing the Massachusetts Replacement
Housing and Community Development Corporation bill is its
direct challenge under section 8 of the Home Rule Amendment
to the Massachusetts Constitution (HRA 8). Under HRA 8 the
General Court may act ''in relation to cities and towns either
by general law or special law in enumerated circumstances.'
The findings of the proposed bill emphasize certain points

to meet the challenge of HRA 8. First to assure its reading
as a general law, and not just as a special law, the Bill
stresses the statewide breadth of the Commonwealth's urban
problems, and need for at least several community development
efforts to meet the problems. Second, the emphasis on state-
wide aspects of the Commonwealth's urban problems anticipates
and hopefully overcomes the challenge that development within
a single municipality is activity only in relation to that
city or town, and therefore is not proper activity for the
Corporation.

A superior proposal has been prepared by a group of students
at the Harvard Law School, December 1969: ''Proposed Legis-
lation to Establish a Massachusetts New Communities Develop-
ment Corporation'' (Browning, Herfel, Scott, Silberman, and
Susskind).

Remarks made by Governor Sargeant at the Annual Meeting of
the Citizens Housing and Planning Association of Metropolitan
Boston, 12/8/69.

""Who Will Replace Housing -- The State?'' Boston Globe,
by Janet Riddell, December 16, 1969.

See '"Operations Handbook for Mortgage Loan Financing of Multi-
Dwelling Housing and New Construction,’ M.H.F.A., July 1969.

Clawson, op. cit.
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34. Henry Bain, The Development District:. A Governmental lnstitu-

‘Process in the Bi-County Region, prepared by the Washington
Center for Metropolitan Studies of the Maryland National Capi-
tal Park and Planning Commission, 1968.

35. Ibid.

36. When the development plan for the district is completed, land
owners and prospective developers should be given an opportun-
ity to apply for planned-unit zoning in areas which are desig-
nated for development at the lower densities (single-family
housing, row housing and small apartment groupings). Approval
of such requests should be subject to strict criteria to
assure that the planned-unit developments will fulfill the
development plan, and should also be subject to the requirement
that development proceed in accordance with a schedule. After
ample opportunity has been provided for planned-unit proposals,
the rest of the land in this category should be rezoned by a
sectional map amendment initiated by the Agency.

This pair of regulatory techniques provides a simple and
effective means of securing private development of the large
single-family residential areas of a new community. There is
a great gain for all concerned, in terms of certainty and pro-
cedural simplicity, and a great strengthening of government's
ability to secure development in accordance with plan.

Initiative is first placed in the hands of the larger land-
owners and developers, who are in a position to perform detailed
planning and design and to finance development at a sizable
scale. The planned-unit zone gives them broad latitude in pro-
posing new developments, while vesting in government the power
to control development features that affect the public interest.

Initiative then passes to government, which completes the
rezoning in a systematic manner rather than awaiting applications
from individual landowners, each intent on increasing the density
of his tract. The sectional zoning map amendment initiated by
a public agency is a convenient way to effect the regulatory
action that is a prerequisite to development, in areas where
numerous landowners would otherwise be put to the trouble and
expense of individually filing applications for rezoning. This
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37.
38.
39.
ko.

technique has the further advantage of placing initiative in
the agency that is designing and coordinating development,
instead of permitting it to remain indefinitely with the
individual landowners who would be tempted to apply for more
intensive zoning categories and thus necessitate time-consum-
ing and costly administrative and judicial proceedings.
(Henry Bain, The Development District, Washington Center for
Metropolitan Studies, 1968, p. 68.)

Bain, op. cit.
ibid., p. 77.

———

Ibid.

""Three closely related devices are now employed in various
circumstances in the two counties. Special assessments are

used to finance the extension of local water and sewer lines, and
the paving of streets and construction of sidewalks in areas that
were developed or subdivided without these amenities. The con-
struction of streets and sidewalks by homebuilders who add the
cost to the price of the houses in a similar and common financial
arrangement. The compulsory dedication of park and school sites
(or payment of a fee in lieu thereof), which is likewise re-
flected in the cost of new houses, is another such device.

Use of special assessments to finance most or all of the
other public facilities, including schools, libraries, and comm-
unity centers, would have the advantage of confronting the home
buyer (or renter) with the full cost of the facilities that
will be needed to serve him, thereby enabling him to make a wise
decision on the amount that he can afford to spend for housing.
This system would help residents to avoid the plight of all too
many suburbanites, who become overcommitted by failing to allow
for the tax increases that will be necessary to provide the full
complement of public facilities needed as the community matures.

Separate assessments would have to be levied for facilities
that are of direct and sole benefit to a given property, and
facilities that generate wide benefits. Two important considera-
tions dictate this distinction. Assessments for water and sewer
lines, frontage streets, and a few other facilities needed to
make a tract of land usable, can properly be levied against tax-
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exempt institutions, since such assessments are similar. to
the prices that any user must pay for any facility or service,
public or private. Furthermore, these assessments are not
deductible in computing taxable income, since they are more
akin to an investment in the property that is benefited than
to a general tax (which is deductible).

By separating the two kinds of assessment, it will be
possible to charge non-profit organizations for the facilities
directly appurtenant to their property, and to assure the tax
deductibility of all other assessments. To make the distinc-
tion abundantly clear, the second kind of assessment should be
given a new and more accurate name, such as ''lump-sum tax for
community facilities."

The two kinds of assessment could be spread over the pro-
perties in the development district in any of several ways. The
cost of streets, water mains and sewers might be assessed, as is
now usually the case, in proportion to the length of the street
frontage of the properties served. The cost of other facilities
might well be assessed on an ad valorem basis. In some cases,
the cost of facilities serving residential areas might be paid
by the assessment of equal amounts against all dwelling units,
but this basis would have a regressive tendency that would
probably be unacceptable in most cases.

The use of special assessments would necessitate a careful
estimate of the cost of all facilities to be provided in the
new community, and determination of the value of each assess-
able property as of the time that the assessment is imposed
upon it. While these calculations would not be easy, the Agency
would have sufficient information on the public improvements
program to permit reasonably accurate cost estimates, and data
on property values would be readily available if the assessment is
not imposed until the time that the developed property goes on
the tax rolls. Since the development process would be completed
within a few years, the possibility of error would be limited."
(Bain, op. cit., pp. 78-80.)
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For examp]e, see Massachusetts Legls]attve Research Bureau report

Office of Plannlng and Program Coordination, Massachusetts Depart-
ment of Administration and Finance, 1969.

See Regional Planning in Massachusetts Re-examined, a report
prepared for the Massachusetts Department of Community Affairs
by R. Stephen Browning and Lawrence Susskind, April 1970.
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CHAPTER IV

CONCLUSIONS AND RECOMMENDATIONS

Introduction

An essential characteristic of new large-scale urban develop-
ment should be its reliance on effective land use planning and
development guidance regulations. Even though large scale planned
urban development when accompanied by strong and effective land use
planning and regulation at the state level stands a good chance of
being effective, the evidence available seems to indicate that the
establishment of large, new, planned communities with a balanced
composition is not economically feasible without significant
governmental subsidy. This infeasibility stems from the investment
costs resulting from the long period required for land assembly and
improvement and the construction of infrastructure and utilities
before revenue from the sale of sites or structures is sufficient to
provide a net profit.]

A number of strategies which could facilitate new community
development by easing the problems of assembling and improving land
were outlined in Chapter |1l. Additional methods for removing some
of the land use and development constraints impeding new community

development and for enhancing the possibility of meeting public
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development objectives will be discussed in this Chapter. Incen-
tives to encourage individuals and industries to locate in new
communities will also be outlined.

Urban development grants, loans and other federal assistance
programs are available and probably necessary for successful new
community developments -- even new community development undertaken
by state government. But conscious state efforts to pursue a new
community development program can significantly assist private
developers and investors while at the same time insuring a more
efficient and equitable pattern of urban development:

State urban development plans related to a national
urbanization policy could identify appropriate
sites for new community development through the
use of planning techniques and application of
market analysis approaches. Detailed site identi-
fication and additional analyses [could] be in-
corporated into local and regional plans.

The state governmemt through any one of a number of instrumentali-
ties it might create could acquire land and make it available either
by competitive bid or negotiated purchase at reasonable market rates
as it is needed for development, thus relieving the developer of
the risk of inflated land prices and heavy carrying costs. Different
mechanisms or strategies could be utilized by the state to insure

3

the installation of water and sewer lines and roads as required.

Incentive-Control Systems for Land Use Guidance

New techniques and new ways of using existing techniques for

guiding urban growth are needed to insure more equitable and more
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efficient patterns of urban development. Guiding the use of land

in urbanizing areas to achieve the planned expansion of existing towns
or the development of relatively self-sufficient new communities in-
volves the following major problems: 1) shaping regional and
community growth; 2) curbing urban sprawlg 3) assuring an adéqﬁate
supply of land for certain kinds of private developments; h)acqﬁiring
land for public purposes; 5) protecting land with unique character-
istics; 6) lowering the cost of public improvements; and 7) regulat-
ing the relationships between landowners.

The process of new community development spans a period of at
least fifteen years. During that time effective controls and
techniques for guiding land use in a new community as well as in
areas surrounding a new community are required. Zoning, subdivision
control, the use of eminent domain, the purchase of development
rights and scenic easements, taxation and economic incentives, the
use of holding zones and planned unit development are land use
guidance techniques that vary in effectiveness.

1. Effectiveness of zoning as a control

Local zoning regulations are ineffective for several reasons:

a) In most cases, these ordinances do not emanate out
of the planning process. In some instances, zoning
regulations and zoning administrators substitute
for the plan and the planning process.

b) Zoning ordinances were framed to regulate the
development of individual lots by individual
interests. They are presently not adequate to
offer a prescriptive or regulatory envelope for
newer design and development techniques.
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Zoning ordinances concentrate on individual uses,
rather than the linkages between and among uses.
Thus, they are difficult to utilize in an overall
public planning and development strategy.

Present zoning ordinances do not take into
consideration overriding metropolitan and regional

~goals. Each city and town is an island unto itself

with relatively little coordination between cities
and towns in either the construction of zoning
ordinances or overall land development policy.

In the often indiscriminate use of low intensity
zoning, ''sprawl' and speculation appear to be
encouraged.

Because zoning generally does not emanate out of
a planning framework and almost always is un-
related to market behavior, it creates at times
"artificial'" limitations on surpluses in certain
use categories restricting private choices which,
if made, would be in the public interest, and
result in public benefits.

Effectiveness of subdivision control

Like zoning, subdivision regulations are directed more at

controll

a solid

development practices.

a)

ing incremental lot development rather than providing

basis for evaluating and setting standards for regional

5

Subdivision costs vary from town to town. These
differences...apparently reflect not the choices
of citizens but different skills and concerns of
technicians. Efforts of the members of the
building industry to operate in more than one
jurisdiction are impeded. Complexities appear to
have increased development costs.

In many localities, subdivision codes do not agree
with zoning bylaws, again adding to the frustration
and cost of local developers as well as thwarting
the implementation of public policy.
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c) Throughout the region, subdivision control is
~generally a 'one shot' affair, with no appropriate
public overview of continuing development.

3. Effectiveness of eminent domain

Mel Scott has pointed out that:

as the scale of government activity increases so does
its need for land on which to locate public facilities,
such as schools, parks, offices, hospitals....Similarly,
governmental participation in urban redevelopment is
becoming a larger and more important public activity...
with the broadening responsibility of government and
the increasing complexity of problems facing urban
areas, the power of eminent domain has become an
exceedingly important means by which government can
guide physical development. Public activities such as
the highway and urban renewal program have geen made
possible through the use of eminent domain.

The extention of eminent domain powers to include the taking of open
land has not been evaluated by the courts in Massachusetts. It
appears as if the constitutionality of enabling legislation allowing
public entities to acquire open land for future development pur-
poses or for ''structuring'' urban regions would be upheld by the

7

courts.

L. The effectiveness of development rights and scenic easements

Constrained by the relative ineffectiveness of zoning and subdivi-
sion codes, many states have adopted an additional control: the right
to restrict the development of land through the purchase of land
development rights. In effect, what this means is that in return for
compensation, private owners accept a diminished version of their

former fee simple title.
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There are some difficulties with this approach:

a)

b)

d)

Legal difficulties in ascertaining public purpose justify-
ing expenditure of public funds and use of the police power.

Difficulties in determining the value of the rights taken
(a diminished title is still left in the hands of the pri-
vate individual) by the public entity.

Public costs associated with acquisition of development
rights approach costs associated with 'taking' land through
eminent domain procedures.

Securing of development rights does not usually permit un-
restricted public use of land. '

5. Effectiveness of taxation and economic incentives as land use

controls

Manipulation of tax policy, credit programs and subventions are

rather important mechanisms public decision makers have to affect

basic land development. Effectuation of a coordinated strategy

relative to the use of these economic incentives is a difficult

task.

""To achieve fine grain effects by economic controls requires

highly sensitive management and close attention to relative shifts

in the magnitude of effects.

a)

w10

The property tax is the most important tax affecting the

course of land development.]] Reliance on the peoperty
tax leads to noticeable differences in the ability of
cities and towns to provide urban services. This fact

is somewhat related to noticeable disparities in the tax
base and the regressive tendencies in the State tax
structure.!2 Flexible use of this tax as a strategic

tool for affecting land use, is impeded by legal require-
ments necessitating uniformity of taxation within ?gecific
areas and assessments of property at market value.

Preferential assessment indicates a break with a rigid
legal criterion for assessing at market value. A prefer-
ential assessment law is designed to preserve open space
and agricultural land. Agricultural assessments may be
valuable, too, in implementing certain public policies for
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structuring growth, if combined with a state and regional
development plan and progfﬁm of implementation to guide
the urbanization process.

c) Capital gains tax: ''Perhaps the tax prgvisions with the
most influence on the land development pattern in suburban
and ex-urban areas is the federal capital gains tax and
the deductibility features with respect to property. taxes
of the Federal income tax. Both these provisions seemingly
unrelated to any national land policy entourages the with-
holding of land from development on the part of those play-
ing the optimization of income game.“]

The treatment of land areas as capital gains allows owners
(especially those with large financial resources) to retain
land with relatively little holding costs. No income tax
is collected until the land is sold. Upon sale the return
from the transaction is taxed up to 25% rather than at
ordinary income tax rates. Elimination of capital gains
benefits might cause large land owners to revert to Aong-
term leases, thus freezing land in its present use. !

6. The effectiveness of holding zones

Several recent reports on land use policy suggest the possibility

of authorizing local or state government to designate holding zones

17

in which development would have to be delayed for several years.
Holding zones are a form of police power regulation. They differ from
land banks in that they do not involve governmental acquisition of
land, although they might entail the payment of compensation under
some circumstances.]

The Douglas Commission suggests making provision for the

establishment of holding zones in order to
postpone development in areas that are inappro-
priate for development within the next three to
five years. Local governments should be authorized
to limit development within such zones to houses

on only large lots (e.g. 10 to 20 acres) agri-
cultural and open space uses. The State legis-
lature would require that localities review holding
zones designations at least every five years.]
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Such a device would allow the state to postpone urban development
when financial or other legitimate considerations made it impossible

to provide services for more intensive use of an area.

7. The effectiveness of planned unit development

The planned development of land, especially of large tracts,
offers a promising device for dealing with many of the problems
associated with present development procedures and patterns. Planned
development, as distinct from new communities, can be applied to
small scale development.

The Douglas Commission recommends thgt:

State governments enact enabling legislation

for, and local governments adopt provisions

establishing regulatory process for planned

unit developments. Such legislation should

authorize provisions to vary according to the

size of the property (e.g. to permit high

rise buildings of light industry only iao

projects of more than a specific size).
Contrary to the usual practice of not mapping planned unit development
districts until a project is approved, a more effective technique
would be to enable the localities to ''‘classify undeveloped land in
planned development districts within which development would be
allowed to occur only at a specific minimum scale. |f a community
were unwilling to purchase land for development, provision could
be made to require that new development in specified undeveloped
areas take place at a fairly large scale.'

When a specific development proposal of modest scope is

announced by a property owner somewhere in the undeveloped sections of
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Commonweal th, the burden of proof naturally lies upon those who
would restrict the use of land by its owner. That burden can
rarely be overcome, except in cases where there is an exceptionally
clear and immediate public interest in prohibiting development.
Therefore, a steady progression of scattered development appears
to be inevitable, as long as the long-run public interest in pre-
serving a given area as open space for example, must undergo re-
evaluation time after time, in competition with immediate pressures
generated by each proposal for private development. This scattered
development in turn sets the precedent for more development by
destroying some of the open space values which have helped to
justify public control, and by siphoning off development that
would otherwise create compact centers in more appropriate
]ocations.22 The most effective technique for dealing with this
problem is '"'land banking."

The land bank provides a community with an

effective means of controlling the character

and timing of urban development. Fundamentally,

the local government acquires land and holds it

until conditions are appropriate for public use

or sale on the private market for purposes that

are included in the community's comprehensive

plan. This idea has not been used widely, al-

though it seems as if it would work quite

effectively.

In order to achieve the seven objectives mentioned at the

beginning of this discussion of incentive-control systems for land

use guidance, the State government needs to enact legislation

enabling State, regional, and/or local development authorities or
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agencies to acquire land in advance of the development for the
following purposes: a) assuring the continuing availability of
sites needed for development; b) controlling the timing, location,
type and scale of development, c) preventing urban sprawl,
d) résérving for the public gains in land values résﬁlting from
the action of government in promotion and securing development.

At such time as the development of such land is deemed to be
appropriate and in the interests of the region, such land could
be sold or leased at no less than its fair market value for
private development or public development in accordance with
approved state and regional urban growth plans. Wherever feasible,
long term leases should be the preferred method of disposing of
any public land, and leases should be set so as to permit
reassembly of properties for future planning and development.
Legislation should specify maximum period that such land may be

held by the public before lease or sale.

An Intergovernmental Planning Framework

for New Community Development

Implicit in any decision to provide for state control over the
development of new communities is a coordinated public decision
making and planning process. To implement the development of new
communities requires the full and coordinated use of existing and

proposed public powers to guide and structure the urban development



162

process. Any implementation strategy should be based on a state-
wide development plan and planning process as well as an accepted,
ordered set of goals. |In essence, consistency and conformity
with area-wide plans will be the most important criteria in
éva]ﬁating the desirability of expending public as well as
private resources.25

Responsibility for planning and implementation has to be
shared among all levels of government.26 Planning would include
1) the completion of a state wide urban development plan, 2)
completion of area-wide development plans by regional planning
agencies, 3) acceptance of regional plans by state and local
public bodies, 4) widespread dissemination of the plan throughout
the region. Implementation of a new community development
program would require:

1. Review of all public and private actions of regional
importance for consistency with area-wide plan.

2. Utilization of public works, public facility and trans-
portation planning to structure and direct growth.

3. Complementary use of land use controls and regulatory
mechanisms with public works and facility programming and develop-
ment.

4, Coordination of tax and assessment policies with area-
wide plans.

5. Regional review of those federal programs (implemented by

the public and private sectors) affecting the regional development

pattern.



6. Creation by the state of a state development corporation
or new community development districts empowéred to coordinate
and regulate public and private development actions to insuré the
development of balanced new communities.

7. Encoﬁragémént of private participation in néw éommﬁnity
development through the selected and careful application of land
use controls, public provision of water and sewer facilities, as
well as transportation.

8. Immediate acquisition of strategic high potential growth
areas by existing state agencies or new instrumentalities.

9. Reservation of land intended for future development
through the combined use of low intensity zoning, control and
development rights, compensatory zoning, and the programming of

public facilities and improvements.

The present land use planning and regulatory system fails
to protect adequately the interests and issues which transcend
local governmental boundaries. In addition, in most instances
they are not sufficiently strong nor sufficiently flexible to
permit and sustain the planned development of a new large scale
community. To rectify this, it has been suggested that a state
planning and review agency be created to promote and protect
extra-local interests and resolve disputes.27 The state should
assume an active role in applying land use guidance and control
techniques in an effort to insure the successful development of

new communities. The state agency should have the authority to

163
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1) prepare and effectuate state and regional land use policies and

plans,28 2) review local plans and ordinances for compliance with

29

state legislation and state plans and policies, and 3) directly

regulate the use of land and public facilities in those areas in

which there is a state-wide interest.30

Postscript:

Questions That Remain To Be Answered

Many assumptions have been made in the course of this exposi-
tion. The questions which underlie these assumptions need to be
discussed publicly. This thesis concludes with a series of
questions which need to be considered by public officials and
private citizens alike prior to the implementation of a state new
community development strategy:

1. Can we set specific goals for state urban development?
Who should set goals? What kinds of citizen participation can
there be in the goal setting process?

2. Can we move quickly enough once we have established a
clear set of development objectives? Can we overcome the bureau-
cratic sluggishness of the governmental bureaucracy?

3. What mix of incentives and controls makes the most sense,
given the political realities of Massachusetts?

L, What rate of urban growth does it make the most sense to
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try to sustain? Who should set that rate? Should it be a constant
rate?

5. Should a disproportionate amount of state funds be spent
to meet the needs of low income families since their level of need
is highest?

6; Should growth occur evenly throughout the Commonwealth, or
should new developments be concentrated in only a few areas?

Answers to these questions have been assumed throughout this
thesis. Whether or not they are the ''right' answers remains to

be seen.



166

FOOTNOTES

Chapter 1V

1.

In light of this ACIR concludes that the states have a signi-
ficant role to play in planning for and assisting in. new.
large-scale urban and new community development. The state
should be empowered to 1) acquire land by negotiation and
through the exercise of eminent domain; 2) arrange for site
development and construct or contract for the construction

of utilities, streets and other related improvements, 3) hold
land for later use, 4) sell, lease, or otherwise dispose of
land or right thereto to private developers or public agencies;
and 5) charter local, regional or state land development
agencies. All such powers should be exercised in accordance
with, and in furtherance of, the State's urbanization plan.

These activities could be financed as appropriate, through
direct appropriations, charges and rents, grants, sales of
land, and borrowing, if authorized. Borrowing authority
should be granted on a revenue basis in anticipation of land
sales and rents. Revenue from land sales and rents could
provide a major source of income and a significant part of the
operations of state land development instrumentalities could
be on a revolving fund basis after an initial appropriation

of working capital.

State assistance in making credit more readily available for
business and industrial location in certain areas by establish-
ing State and regional industrial credit agencies; placement

of State and local procurement contracts and construction
projects to foster urban growth in certain areas; and assist-
ance and guidance for urban growth through State property tax
deferral for new community development are all possible options.
(A.C.1.R., Urban and Rural America, op. cit.)

lbid., p. 156.

et

Ibid.

Marshall Kaplan, "Implementation of The Baltimore Regional Plan
Alternatives' (San Francisco: Institute for Planning and
Development), 1965, pp. 26-27.

lbid., p. 27.
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APPENDIX A

A NEW COMMUNITY OF 50,000 PEOPLE

The first step is to begin to sketch the character of a city of
50,000 people. To do this 11 surrogate cities with populations
close to 50,000 were studied. Cities that lie on the outer borders
of the metropolitan regions of major cities (within a distance of
30 to 60 miles from the downtown area) were selected. An effort was
made not to select purely residential communities or areas of either
exﬁreme of wealth or poverty.

From the analysis of the 11 cities, it was possible to deter-
mine that the labor force needed to sustain a population of approxi-
mately 50,000 varies from 18,000 to 23,000. The median stands at
20,000 jobs or L40% of the population. Dividing this into basic types

of employment we find the following:

% of Workers Median % Median # Jobs
Manufacturing 16-56% 38% 7600
Retail/Wholesale 14-24% 18% 3600
White Collar 27-56% L% 8800
100% 20000 Jobs

Breaking this down further, we can find that a labor force of

20,000 will be divided into the following employment categories:
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Employment Category Median % Median # Jobs
Construction 3.36 662
A1l manufacturing 35.26 6956
Transportation 2.33 459
Communications / Utilities 3.30 651
Wholesale / Retail 17.26 3405
Finance, Insurance, R.E. 2.73 538
Educational Services 5.06 988
Public Administration _2.80 __552
72.10% 14211 Jobs

The same procedure can be followed for housing. The 11 cities
which were studied have a median population density of 5207 persons
per square mile in a median area of 10 square miles (approximately
6400 acres). The number of dwelling units required to house this
population varies only slightly, with a median at 16,139. The
median 1960 rent was recorded at $73/month including utilities.
With a median family income in 1960 of $6L422/year, this means that
families were paying approximately 15% of their income before taxes

for rent.

LAND USAGE:
It is difficult to draw any generalizations about land use
from the 11 cities because they vary so widely. One approach is
to consider the land requirements for the uses already specified.
A survey conducted by the developers of Columbia, Maryland, indicates

the following requirements of employees per acre:
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Manufacturing (18)
Research and Development (20)

Wholesale and Distribution (10)

This leads to the following acreage requirements:

Manufacturing 18/acre 7600 Jobs 442 acres plus
expansion 600
White Collar 20/acre 8800 Jobs Lho
Retail/Wholesale 10/acre 3600 Jobs 360
total acreage required ...... 1400

Clearly there is no simple rule of thumb for residential land
use or open space. |t has been suggested that a minimal average
density of 5 units/residential acre is a reasonable figure based
on existing densities in cities and the experience of several new

town developments. This adds the following acreage requirements.

Residential 5 units/acre 3200
Open Space and Recreational (Estimate) 1000
Total acreage required ......ovu.. 4200

Another predictable land use requirement comes from institutions.
For schools it is estimated that the requirement in acreage from the

anticipated number of school-age children is:
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Type # Pupils  Student/School # Schools Acres Total
Elementary 8000 Loo 20 8 160
High School 2400 900 2.5 30 75

Combining this with several other institutional uses (churches,
hospitals, community centers, etc.), 500 acres are required for

institutional usage.

This provides a preliminary total of:

Employment 1400
Housing 3200
Open Space 1000
Institutional _500

6100 acres

Finally, an additional 10% of the acreage for transportation and
communication must be added, providing a total necessary land area

of approximately 6700 acres for a population of 50,000 people.



12.
13.
14,
15.
16.
17.
18.
19.

20.

ACTON
ANDOVER
ASHLAND
AUBURN
BARNSTABLE
BRAINTREE
BROCKTON
BURLINGTON
CHELMSFORD
CHICOPEE
DANVERS
FOXBOROUGH
FRAM INGHAM
FRANKL IN
HOLLISTON
HUDSON
LITTLETON
LONGMEADOW
MARLBOROUGH

MEDWAY

APPENDIX B

SCORE ON SET

394
534
348
281
L6
367
309
307
301
366
377
115
528
486
345
397
321
343
519
363

#2
412
620
46
334
553
430
368
362
338
4Ok
43k
506
598
546
396
460
310
374
594
412

#3
418
511
320
311
507
Loo
280
324
288
312
Loo
437
526
kn
3Lk
357
337
Lok
455
339

#l
300
340
290
280
300
280
140
170
220
230
250
280
340
230
250
3k0
290
240
460
260

#5
125
215
130
115
115
165
225
155
125
200
190
195
295
285
125
235

95
135
225

155
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21. MILFORD

22. N. ANDOVER
23. NORWOOD

24,  PLYMOUTH
25, RANDOLPH
26. READING

27. SHREWSBURY
28. SOUTHBOROUGH
29. STOCKBRIDGE
30. SWANSEA

31. TEWKSBURY
32. WESTBOROUGH

33. WILMINGTON

Source:

APPENDIX B

(continued)

SCORE ON SET

#1

409
537
351
558
342
365
L3k
359
4
356
356
Lig
508

#2

1460
614
404
636
396
L2k
488
Lok
162
500
112
L7k
580

#3

360
526
351
433
334
404
47
381
436
324
324
387
456

#l

250
330
230
360
240
240
300
290
290
300
300
340

270

#5

265
235
160
325
155
235
245
135

65
230
155
190

220

New Community Planning Associates, ''In-
formation System for Selecting Potential
Sites for New Community Development in
Massachusetts,'' study prepared for the

Massachusetts Department of Community
Affairs, December, 1969.
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APPENDIX C

WEIGHT ON SET

QUANTITATIVE #1 #2 #3 #h #5

VAR IABLE
Population Density 10 10 5 10 0
New Dwelling Units/Capita 10 10 10 0 0
Tax Rate 6 8 10 10 0
Moody Rating 2 2 2 0 0
Planning Budget/Capita 8 10 5 0 0
Industrial Acreage 8 10 5 20 0
Public Housing Units i L 2 0 5
School Expenditures/Pupil b b 10 0 0
Voter Turnout 2 2 2 0 10

QUALITATIVE

VAR IABLE
Industrial Development Auth. L 5 3 5 5
Cluster Zoning 3 b 3 0 5
Workable Program i L 1 0 5
Housing Authority 3 3 1 0 5
Master Plan 1 1 3 0 5
Public Sewers 5 5 5 3 0
Freight Railroad 3 b 2 5 0
Passenger Railroad ] 1 2 0 0

Source: New Community Planning Associates, '"Information System for
Selecting Potential Sites for New Community Development in

Massachusetts,' study prepared for the Massachusetts Depart-
ment of Community Affairs, December, 1969.
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THE COMMONWEALTH OF MASSACHUSETTS
In Phe Year One Thousand Nine Hundred and Sixty-Nine

PROPOSED LEGISLATION

AN_ACT PROVIDING FOR THE ESTABLISHMENT OF NORTHERN MIDDLESEX AREA
COMMISSION (FORMERLY GREATER~LOWELL AREA PLANNING COMMISSION)
AS A REGIONAL PLANNING AND ECONOMIC DEVELOPMENT DISTRICT.

Be it enacted by the Scnatc and House of Ropresentatives in
General Court assembled, and by tho authority of the same, as follows:

Chapter 40B of the Genoral Laws is horeby amended by inserting
after section 8 the following elcven sections under the caption --
NORTHERN MIDDLESEX AREA COMMISSION, A REGIONAL PLANNING AND ECONOMIC
DEVELOPMENT DISTRICT:

Section 9. Thc commissioner of the dopartment of commocrce
and development, hercinafter in this section and scetions ten to
nineteon, inclusive, ealled the commissioner, shall cstablish a
reglonal planning and economic dovelopment dlstrict consisting of
all tho citios and towns in the Groater-Lowell Area Planning Com-
mission District (Northern Middlescx Area Commission) established
under this chapter and to continue to be known as the Northern
Middlesex Arca Commission. Said distrlct shall constitute a publiec
body politic and corporatc.

Scetion 10. Upon the designation of the regional planning
and economic development district by the commissioner, all cities
and towns within the boundaries of the district shall become
members of the district. Upon the requcst of the mayor of a city
or the selectmen of a town that is a member of a regional or
metropolitan areca planning dlstrict established pursuant either
to chapter forty B or to any other General or Speclal Law, the
commissioner shall designatc such city or town as a member of a
regional planning and cconomic dovelopment district. The com=-
missioner may from time to time revicw the boundaries of the
district so cstablishcd and, if he deems 1t in the best intecrest
of the district, ho may with approval of a majority of the members
of the rogional planning and cconomic development commission in-
clude additional cities and towns, or he may cxclude cities and
towns from said district; provided, however, that prior to such
inercase or dccrcase in the membership of the district, the com-
missioner shall consult with the mayor of a ecity, or the sclect-
men of a town to be inecluded or excluded from such district.

The city or town may, after it has bcen a membor of a
regional planning and cconomic devclopment distriet for a period
of not less than fivc consccutive calondar years, terminate its
membership in the district by a two-thirds voto of the city council
or by votc of a town meecting of town in favor of terminating such
mombership. Said termination shall bocome cffoctive at the end
of tho calcndar ycar within which sald tormination is voted.

Section 11, If thc district boundary of tho rogional
planning and economic devclopment district cstablished in accordance
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with soetion nine includes a majority of citics and towns
organizcd as a rogional planning district pursuant to this
chapter, said regional planning district shall bec dissolved
upon the organization of a regional planning and oconomic
dovelopment district in accordance with the provisions of
section 9, and the jurisdiction and responsibility of the
rogional planning district shall be transferrcd to tho succossor
rogional planning and oconomic decvelopment district, and all
rocords, roports, studies, documents, plans and property includ-
ing all asscts and liabllitics of sald district or commission
shall be transforred forthwith to the custody, control and
rosponsibility of tho reglonal planning and cconomic deveclopment
commission. Upon thc offoctive date of any such dissolution,
all of the permanent or temporary employees of such district or
commission shall be transforred to the rogional planning and
cconomic deveclopment district without impairment of rotirement
rights and without recduction in compensation or salary gradc;
providcd, howover, that nothing in this section shall be con=-
strucd to confer upon any omploycc any tenure of office or cm=-
ployment or any rights not held prior to such transfer., Tho
adopted plans and policies of sald district so dissolved pere
taining to regional planning considcrations shall bo dcemod to
be and shall continuc to have full force and coffcect until
modified by tho commission of the succossor district. No such
dissolution of a2 proviously cstablished district and no estab-
lishment of a district in accordancc with soction nine shall
beccome effeetive excopt in compliance with the following
procedurc; upon rocclpt of notification from the commissioner
that he intonds to cstablish a Aistrict in accordance with scc-
tion ninc, thc mayor, thce board of soclectmen, and the planning
board of cach city and towr. thercin shall not later than twenty
days from the dato of notification appoint or designato tho
respoctivo commission members to scrve in the interim perlod
until March thirty-first noxt, provided, however, that in the
caso of a planning board which had proviously appointed a
member of a roglonal planning commission established in ao-
cordancc with this chapter, cach such planning board shall
appoint the samc momber to the commission ostablished in
accordanco with soction nine for said intorim poriod if saild
mombor 1is willing to accopt said appolntment, but shall othoer-
wiso appoint in accordancoc with this scction., Tho commission
membors so dosignated shall not lator than thirty-five days from
the date of said notification, clect officors in accordance with
scction fifteen. Upon rceccipt of notification from the commis-
sion so established, that thorc has becn compllance with the
foregoing procecdurcs, the commissioncr shall forthwith notify
the state secrotary who shall issuc a cortificate of organiza-
tion to sald district which shall be conclusive evidenco of the
establishment and organization of said distriet, and, the come
missionor shall forthwith dissolve the proviously cstablished
rogional planning district.

Soetion 12. In tho rogional planning and economic
dovelopmont district established pursuant to soction nine,
there shall be a regional planning and cconomic dovelopmont
commission which shall consist of thc mayor of each city, or
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>3 his designee who shall be a member of the City Council, a member
¥ appointed by the board of selectmen of ecach town included withe
8 1in said district who shall be a member of the board of selc cte
339 mon, a member appointod by the planning board of cach such city
) or town who shall be a member of the planning board. Each

31 momber shall be appointed for a term of onc year commcncing

32 April first of tho yoar appolntod to March thirty-first of the
~.)3 succeceding year, and tho appointment or reappointment of each
~04 momber shall be certifiocd annually to the commission by the ap=-
35  pointing authority in the month of April.

.06 Scction 13, Twenty-one porsons rosiding within tho

.07 district shall be appointed to an advisory committee for the
108 purpose of providing advice and guidance to said commission and
.09 sald persons shall bc represcntative of businoss, labor,

1.0 professional and civic organizations and other oconomic interests
") within the district. Nino mcmbers shall be appointed by tho
.2 commissioner with thc approval of the governor, and twelvo mome-
1.3 bers shall be appointed by the commission. Of the initial ap-
L pointces of the commissioner, threc shall bo appointed for a
115 term of onc yecar, threce for a term of two years and thrce for
116 &a term of three ycars. Of the initial appointocs of said com-
117 mission, four shall be appointed for a term of one ycar, four
118 for a term of two years and four for a term of thrce ycars.

119 Upon the oxpiration of a term of a membor of the advisory com-
120 mitteoe, his succoessor shall bc appointed in likc manner for a
121 term of three ycars, In tho cvent of a vacancy, a new membor
122 of tho advisory committec shall bc appointcd in likc mannor

123 to scrve for the rcmainder of the unexpired toerm. Each momber
.24 of said advisory committcc shall continue to serve as such

125 untll his successor is appointed and qualifiocd. Thc commission
126 shall, in its by-laws, providec appropriatc procedurcs for tho
127 vrcforral of probhlcms, issucs and policies for delibeoration by
128 the advisory commlittce.

129 Scetion 14, The rcgional planning and oconomic deveclop-
130 ment district establishoed under the provislons of section nino
131 shall havc tho following powers and dutiocs:

132 (a) to adopt a corporato seal;

133 (b) to suc and be sued, but only to thoc samo cxtent and upon

134 the same conditlons that a town may sac or be sucd;

135 (c¢) to ront, leasc or othorwisc acquire quartors for tho housing
136 of the commission and thc staff theroof;

137 (d) to rocoive and disbursc funds from any public or privato

.38 sourccs for any dis%rict purposcs.

139 In addition to the forogoing, the distrlet, acting

140 through the commission or any committeces thorcof, shall have
141 the following additional powors and duties;

142 (e) to conduct studiog¢ of the resources, problems and nceds of
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the district, and, on the basis of such studies, to prepare
and, from time to time, revise both comprehensive regional
plans and comprehensive economic development programs for
s the district and for such part or parts thereof as the com-

R
~ P IR, |

ey mission may deem advisable, including recommendations for
~.48 the physical, social and economic improvement of the dis-
.39 trict. Such plans and recommendations shall be adopted and

- 30 may be changed or supplemented from time to time by a

“.51 ma jority vote of the commission and shall be a public record;
.32 and to conduct feasibility and implementation studies for
.53 public facilities and programs and for public and private
154 development projects which are consistent with and which

1558 would tend to implement the objectives and recommendations
1586 of the commission;

L57 (f) to conduct research, surveys, analyses and complle such

.58 data, maps, charts and tables and other pertinent or neces-
.39 sary information for the purpose of formulating reglonal

.30 and subregional goals, objectives, policles, plans and

LGl programs and for project proposals related to the comprehen-
162 sive physical, social and economic development and re-

163 development of the resources and facilitles of the district
164 and its subdistricts;

165 (8) to cooperate with and to assist each city and town in the
166 district to coordinate its planning and economic development
167 activities with the district so as toobtain maximum benefits
168 for the district and for each city and town from such

169 activities;

170 (h) to cooperate with and to assist agencies of the commonwealth
171 and the United States government in fulfilling the purposes
172 and objectives of the district;

173 (1) to recommend appropriate action by public and private organi-
174 zations and agencles to implement the recommendatlions pre-
175 pared by the commission;

176 (j) to provide technical advice, assistance and guidance to

177 citles and towns, to other public agencles and to develop-
178 ment organizations and to private businesses in the district
179 implementing the objectives and recommendations of the

180 commission, in undertaking planning and economic development
181 programs, and in making opplication for federal financlal
182 assiastance;

183 (k) to compile and maintain a system for the collectlon and dis-
184 semination of information and statistics relevant to the

185 district, and to make such information available to public
186 agencies and to private organizations and individuals en-
187 gaged in activities which tend to implement the objectives
188 and recommendations of the commlssion;

189 (1) to approve or disapprove by majority vote such plans for
190 the 'development and redevelopment of the district or parts
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thereof, as may be laid before it. The approval or disap=
proval of any such plan or any such recommendation of the
commission shall be advisory only; provided, however, that
the commission shall have the power to exercise such ap~
proval or disapproval as a regional or metropolitan planning
or development agency acting pursuant to the requirements

of any publicly aided program applicable to the district or
to any part thereof;

(m) to advertise and otherwise to promote the implementation of
the plans and recommendations of the commission and the
economic and industrial development of the district;

(n) to sponsor conferences, institutes, seminars and training
programs on behalf of the district and the cities and towns
therein for the purpose of developing the capabilities of
commission members, commission staff, other public officials
and employees and development organizations, to assist in
preparing and implementing the plans and recommendations of
the commission;

{0) to undertake comprehensive and special planning and economic
development programs and projects for any part or parts of
the district, and, for such purpose to assist intermunicipal
cooperation and to delineate, establish and administer sub-
regional district organizations as administrative subdivi=
sions of the district and commission, and to construct such
projects and provide such services to the district or por-
tions thereof as may be necessary to implement the recome
mendatlons prepared by the commission, in accordance with
applicable local, state and federal laws.

Except as otherwise prohibited by law sald district and
commission is further authorized to act as and to assume the
duties, obligations and responsibilities of a Title IV Redevelop-
ment Areca designated pursuant to the Public Works and Eeonomic
Development Act of 1965,

The commission shall report annually on or before Febrwary
first to the city councils and town meetings of the cities and
towns in the district as to the plans and recommendations of
the commission and the status thereof. The commission shall
make and publish such reports as the commission shall deem ap-
propriate for the purposc of accomplishing, promoting and ex-
plaining the objectives and recommendations of the district.

Section 15, The commission shall elect annually at its
moeeting held In the month of April by and from its members a
chairman, a vice-chairman, a secretary, and a treasurer, each
of whom shall hold office until his successor is elected and
qualified. The commission shall from time to time f1l1l any
vacancy in such an office for the unexpired term thereof,

The commission may also elect an assistant treasurer who
may exercise all the powers and duties of the treasurer in te
absence of the treasurer.
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The commission shall meet during the months of April,
July, October and January and at such other times as the com-
mission shall determine.

The commission shall establish rules of procedure for
1ts activities and the activities of all committees, and shall
keep a complete and accurate record of the substance of 1its
meetings, transactions, resolutions, findings and determina-
tions, all of which shall be a public record,

The treasurer and the assistant treasurer shall give the
commission a bond, with a surety company authorized to transact
business in the commonwealth as surety for the faithful per-
formance of their duties in such sum and upon such conditions
as the commission may require.

There may be an executive committee, elected annually,
consisting of (1) the officers of the commission who shall
serve as the officors of the executive committee, (2) two mem-
bers of the commission who shall be elected by a majority vote
of the commission and who shall be selectmen, (3) two members
of the commission who shall be elected by a majority vote of
the commission and who shall be representatives of the planning
boards, and (4) the mayor or his designee of each city serving
as a member of the commissi on; provided, however, that each
redevelopment area within the district as designated by the
Secretary of Commerce of the United States pursuant to the
Public Works and Economlic Development Act of 1965, shall be
entitled to have at loast one member on the executive commit-
tec among the members who are clther mayors or thelr designees
or the selectmen.

The commission may appoint from among its members such
other special and standing committees as it shall deem neces-
sary and all such committoes shall exercise such powers, dis-
charge such responsibilities, and perform such dutiecs as the
commission may dclegate theroto by vote or by its by-laws.

The officers of the commlission and members of committees
shall serve without compensation, but shall receive payment
for nocessary expenses, including travel incurred in tho per-
formance of their duties. The commission shall ostablish such
technical advisory committeces as may be nceded to assist tho
oxecutive director in planning and developing the programs and
projects of the commission. The chairman, commissloner or
head of any state, county or municipal ageney, and any public
authority operating within the district if permitted by 1ts
trust indentures to do so, shall delk gate one or morec wolle
qualified roprescentatives from the agency or authority to
serve on any of the said technical advisory committces when
so requested by the commission.

Soction 16. The commission shall employ, and may re-
move, an exocutive director, who shall be qualified by
education, training, and oxperience in occonomic development,
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29 rcgional and program planning, and community relations. The
20 oxecutive dircctor, on bchalf of and with the approval of the
31 commission, shall cmploy and appoint all other employees of
292 the commission, including tomporary or parte-time personnel.
793 The exccutive dircctor and other employees of the commission
224 shall not be subject to chapter thirty-one nor to soction
"95 nine A of chapter thirty. The commission shall determine and

.36 establish the compensation and other terms, conditions and
-7 benefits of employment for all cemployees of the commission.

98 Section 17. The commission is authorized to enter into
29 contracts and agreomcnts with any department, agency or sube
JO division of federal or state government and any indlvidual,
:01 corporation, association or public authority to provide or to
>02 rccelve services, facilitios, staff assistance or money pay-

403 ments in connection with the work of the commission, and the
504 commission may contribute or receive services, facilities,

:05 staff assistance or money payments as consideration in such
06 contracts or agrccements. The commission shall approve all

07  contracts which shall be signed by the chairman and treasurer.

508 The commission may make oxpenditures and incur obliga-
509 tions for services and other expenses, subject to the follow-
310 1ing conditions and limitations: The commission may expend
311 such amounts in addition to its annual assessment upon the
312 citics and towns in tho district as the commission may rec-
313 coive under any federal or state law, or by gift, grant,

314 contract or agrcemont from any source, including grants, the
315 1ssuc of recvenuc or goneral obligation bonds, bequests, gifts
316 or contributions made by any individual, corporation, as-

317 socliation, public authority or department, agency or sub-

318 division of the federal or statc government.

319 Section 18, The commission so established shall not
320 1lator than Fifty days from the issuancc of a cortificatc of
321 organization by the state secrotary prepare an estimate of
322 the amount of money required to pay the costs and expenses of
323 the district for the currcnt fiscal year and,in the casc of
724 the district being dissolved for the purpose of organizing a
25 district in accordance with section nine, the costs and oxe-
526 penses of said preodecessor district inecurred during the cur-
727 rent calendar ysar for which funds are not othorwise available,
;28 and, after first subtracting from such estimate of costs the
329 amount of unexpended monies in the custody of the commission
330 which were previously reccived by the predcocessor district
331 from member cities and towns for the expenses of the current
332 calendar year, the commission shall apportion, assess and

333 certify for payment the amount so detormined in accordance
334 with this section.

235 Each city and town troasurer shall not later than

336 thirty days from the receipt of said certification pay the
337 amount so apportioned and certified from any monies availablo
338 1in thc trocasury of each such city or town, and the board of
339 assossors of each such city or town shall include said amount
340 in the assessment for the annual tax levy if such tax levy
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has not been assessed, but otherwise shall include said amount
in the next anmual tax levy in addition to any amount to be
raised for the purposes of the commission for the next fiscal
yoar in accordance with this section.

The commission shall operate on a fiscal yecar running
from January first to December thirty-first of cach calendar
year. The commission shall, annually, in the month of November,
estimate the amount of money required to be assessed upon the
cities and towns in the district necessary to pay the cost and
expenses of the district for the following fiscal yoar. The
amount so detcrmined for the district shall not exceed a sum
equivalent to thirty cents per capita of the population of the
district and said amount shall be apportioned and assessed
upon cach city and town in the district in the proportion
which the popula tion of each such city or town bears to the
total population of the district, provided, however, that the
population of the district and of cach city and town shall be
the population as determined by the most recent state or
national decennial census exclusive of the population in any
county, statc or federal institutions otherwise included in
such ccnsus. The amounts so apportioned for each city and
town shall, prior to December thirty-first of each year, be
cortified by the district trecasuror to the treasurers of each
city and town within the district. Each city and town
treasurcr shall forthwith pay the amount so apportioned by
the district treasurer not later than January tenth of the
fiscal yoar for which the apportionment is wmade, and shall
make such payment from any monies available in thc treasury
of each such city or town. The district treasurer shall
submit a duplicate copy of the aforementioned certification
to the boaré of assessors of ecach city and town, and each
such board of assessors shall include sald amounts in the
assessment for the annual tax levy according to the proceduros
specified in scection twenty-one of chaptor fifty-nine; pro-
vided, however, that if the annual tax levy is determined by
any such board of assessors prior to roceiving a copy of
said certification, the board of assessors shall include as
money to be raised in the tax lovy an apmount equal to thirty
cents per capita of tho population of the city or town as
determined aforesaid, and, if said amount is less than the
amount actually certified by the district treasurer, the
difforence shall be included as money to be raised in the
noxt annual tax levy,

Payments for the expenses of the district shall be
mado by the treasurer or assistant treasurer only upon a war-
rant for such payment approved by a majority of the commlssion
or, if so delegated, by a majority of the executive committee
or by a majority of such other committee as the commission
may delegate by its by-laws to exercise such approval.

Said regional planning and economic development district
may accumulate reserve funds for, but not limited to, the
purposes of funding the purchase and replacemcnt of capital
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cquipment and participating in state and fedoral programs,
provided,that such accumulated reserve funds may not ecxceed the
estimated porportion of the district commission's costs and
expenses to be paid by the member cities and towns during the
next fiscal year.

The director of accounts in tho department of corpora=-
tions and taxation shall annually cause an audit to be made
of the accounts of the commission. A report thereon shall be
made to the chairman of the commission and a copy thereof shall
be sent to the mayor of each city, the board of selectmen of
each town, and to each planning board in the district.

Section 19. There shall be a mutual exchange between
the commlssion and all agencies of thd commonwealth and of each
political subdivision thereof within the district, of data,
records, and information within thelr knowledge and control
pertaining to the district, or to parts thercof, which may be
roquired for the preparation of programs designed to achieve
the purposes of this chapter.
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APPENDIX E

THE LEGAL BASIS FOR REGIONAL PLANNING IN MASSACHUSETTS

The problems which obtain in urban areas throughout the Common-
wealth include economic development, fiscal solvency, transportation,
public open space and recreation, housing, social welfare, and a host
of political and social-psychological problems such as alienation,
delinquency, crime, etc. A regional approach to solving these
problems has been suggested. This regional approach has been
defined as an effort to coordinate plans and thinking of local muni-
cipalities with the overall needs and objectives of larger metro-
politan areas -- taking into account the general welfare and the
prosperity of all the citizens. ldeally, the regional planning
process .should include:

1. Setting the goals and objectives of the region's population.
(What should be accomplished? By what values should one
plan be judged against another?)

2. Surveying and analyzing the facts and trends. (Which
trends are most salient? What goals are achieveable given
current and projected needs and resources?)

3. Planning -- the design of futures which will achieve these
goals. (For many regional plans this includes a graphic
design, showing the locational arrangements of land, water

and open space, residences, circulation and utility systems.
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It is also in part a design in terms of levels of
economic development or other unmappable proposals.)

L. Programming -- the working out of a practical course of
action to move from the present to a planned future;
including priorities for various specific actions
which may involve spending for public works, or the
enactment of new codes or regulations, or the offering

of inducements or incentives for private development.

In Massachusetts, the State Law authorizes regional planning.
Under the General Laws of Massachusetts, counties have planning
functions relative to county public works only. However, by
special law, certain county-wide planning powers, primarily of a
research and advisory character have been accorded to three
counties (Barnstable - 1965; Dukes - 1966; Franklin - 1963). No
county has zoning power. Regional planning on a non-county basis
has been established on three separate bases:

1) the general regional planning law of 1955 (G.L. c 40B)

2) the Metropolitan Planning Council Act of 1963

3) special statutes.

The regional planning agencies perform research and advisory func-
tions, and do not have the power of approval over the plans,
zoning ordinances, and by-laws or subdivision control regulations
of communities belonging to the regional planning districts. In

the order they were established eight such non-county regional
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planning agencies had been organized by the end of 1967 as follows:

Regional 1967
Planning Year Statutory Member Agency
Commissions Estab. Basis Communities Staff
Southeastern
Massachusetts 1957 G.L. c. 40OB 21 3
Central Merrimack
Valley 1959 G.L. c. LoB 7 1
Lower Pioneer
Valley 1962 G.L. c. 40OB 31 5
Greater Lowell Area 1963 G.L. c. LoB 9 1
Central
Massachusetts 1963 G.L. c. LoB 32 5
Metropolitan Area
Planning Council 1963 G.L. c. ss. 87 25
109-114
Berkshire 1966 G.L. c. LoOB 18 0
01d Colony Planning
Council 1967 Acts 1967, c. 9 0
332

The Power of Regional Planning Districts under the Regional Planning
Law of 1955.

The general enabling law (Regional Planning Law of 1955) autho-
rizing the formation of regional planning districts on the initiative
of local communities acting voluntarily together, was enacted by the
1955 General Court and, as Chapter 4OB of the General Laws has
been amended many times since. Its stated purpose is ''to permit a

city or town to plan jointly with cities or towns to promote with the
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greatest efficiency and economy the coordinated and orderly develop-
ment of the areas within their jurisdictions and the general welfare
and prosperity of their citizens."

By vote of the local legislative bodies any group of municipali-
ties may vote to form a regional planning district, which constitutes
a "public body corporate.' By a two-thirds vote of the representa-
tives of the member communities, other cities and towns may be
admitted to the district on request of their city council or town
meeting. However, the formation of such districts is subject to the
approval of the Department of Community Affairs which has the duty
to determine whether the proposed regional area will be 'effective
for regional planning purposes.'

Each regional planning district is administered by a district
planning commission consisting of one member of the planning board
of each constituent municipality. If a member town has no planning
board, its selectmen must appoint a member to sit on the district
planning commission. Alternatively, a community may arrange to
have its representative on the commission named by the mayor with
city council approval, or by the city manager, or by the board of
selectmen, rather than by the local planning board. in any event,
all their local appointments are made annually. The commission
is empowered to elect its own officers and to employ staff and
consul tants.

Regional district planning commissions are required to make

studies of the resources, possibilities and needs of their planning
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regions, and to ''prepare a comprehensive or study plan of such
district' or "portions thereof as they deem advisable.' They

must make recommendations for the physical, social and economic
improvements of their districts which concern, among other matters,
existing and proposed highways, public places, bridges, tunnels,
parks, recreation sites, public buildings and structures, land use
areas, building and zoning districts, waterways and routes of
common carriers, the location of water, sewer, and other public
utilities, and other 'pertinent features.'' These plans take
effect and may be amended by majority vote of the district planning
Commission. However, such plans and recommendations ''shall be
advisory only."

The district planning commissions must assist the planning
agencies of the member communities of the regional planning
district, and must report annually to the city councils and town
meetings of such communities. Such commissions may also enter into
agreements with the State Water Resource Commission. On its
request, state and municipal agencies must make available to such
a district planning commission whatever information they possess
pertaining to the commission's territory. A district planning
commission may also contract with the federal government and with
municipalities of the district for the performance of planning
studies and services.

Annually in December, each district planning commission must
establish its budget for the upcoming calendar year and determine

on a per capita basis the share to be assessed on its member cities
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and towns. However, no community may be assessed at a per capita
rate in excess of that ceiling which its city council or town
meeting may fix when the community elects to join the district.

A district planning commission may borrow in anticipation of
annual revenue to a point not exceeding such revenue. It may also
accept governmental and private grants, gifts, and contributions
in aid of its work.

The Powers of the Metropolitan Area Planning Council under
the Act of 1963

The Metropolitan Area Planning Council Act of 1963 was developed
from a report by a special legislative study commission of 1953
which stressed the need for a new type of regional planning agency
for the Boston area. Subsequently, to meet these needs, the General
Court created the Metropolitan Area Planning Council (MAPC) as one
of the state agencies serving directly under the Governor and
Executive Council. MAPC's powers parallel those granted to regional
planning districts created under the general enabling law described
above. (MAPC embraces 99 member communities and its representation,
governor's appointments (21) and the head of ten state agencies or
the designees serving ex officio.)

Special law regional planning agencies established by the Acts
of 1967 such as the 01d Colony Planning Council and District have

the same powers as those conferred on MAPC.
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NEW COMMUNITY DEVELOPMENT IN THE UNITED STATES

Abend, Norman A. 'Transportation Inputs in New Town Planning. "

Traffic Quarterly. April 1969. p. 243-261.

Transportation planning for new communities must incorporate
flexibility to accommodate future growth. Much of current U.S,
new community planning is neglecting this consideration.

Advisory Commission on Intergovernmental Relations. Urban and Rural

America: Policies for Future Growth. A Commission report.
Washington, D.C. Government Printing Office, 1968. 186 p.

Chapter IV includes a history of U.S. and European new town
development from the 19th century to the present, and surveys
recent public and private efforts in the United States. Chapter VI
treats some of the governmental problems of public-private joint
ventures in community development.

Advisory Commission on Intergovernmental Relations. Intergovernmental

Policies for Urbanization and New Communities Development.
Washington, D.C., September 1968.

An examination of the historic and recent development of new
communities in the United States; a survey of planning and development,
controls for large-scale development, and the shaping of urban

growth.

American Institute of Planners. New Communities: Challenge for Today.

Bain,

Edited by Muriel I. Allen. The AIP Task Force on New Communities,

‘Washington, D.C., 1968. (Background Paper No. 2) 39p.

Suggestions for a national settlement policy, and creation of a
Federal agency to build satellite communities. Recommendations
for a Federal system of block grants for new communities and an
urban development bank to make loans to State and local agencies
for the development of new communities. N
Henry. The Development District; a governmental institution for the
better organization of the urban development process in the bi-county
region. Prepared for the Maryland-National Capital Park and

Planning Commission. Washington, D.C., Washington Center for

Metropelitan Studies, 1968, 204 p.

A proposal for the creation of a new government unit to carry out urban
development within a county. The study was prepared in anticipation
of further new community development. '
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Baltimore Regional Plamning Council. Metrotowns for the Baltimore
' Region: A Pattern Emerges. Supporting Data for Planning Report
No. 2. Maryland State Planning Department, Baltimore, 1962. 37 p.

A hierarchical concept for new community building. The metrotowns
would be regional employment centers separated by open space and
dependent upon the central city for some services.

Bogart, George T. 'The Role of Large-Scale Enterprise in the Creation
of Better Environment. ' In Ewald, William R., Jr., editor,
Environment for Man: The Next Fifty Years. Bloomington, Indiana
University Press, 1967. p. 269-274. '

A report on the General Electric Company's study of the feasibility
of large-scale city building incorporating advanced mechanical and
social concepts.

Bosselman, Fred P. Alternatives to Urban Sprawl: Legal Guidelines for
Government Action. - Prepared for the consideration of the National
Commission on Urban Problems (Research Report No. 15),
Washington, D,C., 1968. 69 p.

A discussion of the legal issues involved in three land-use control
measures: planned development zones (intensive development on a
small scale), compensative regulations (payments to owners of
restricted-use properties), public land assembly (use of eminent
domain). '

Building the American City. Report of the National Commission on Urban
Problems to the Congress and to the President of the United States.
House Document 91-34. U.S. Government Frinting Office,
Washington, D.C. ($4.50).

Chapter IV, ""Cooperative Housing, " describes Federal program
experience and the advantages of the cooperative appreocach. Pages
178-1179 describe briefly the HUD-administered '"New Communities Act
of 1968."

Burns, L.S. and Klaasen, L.H. "Econometrics of Building a New Town, "
Review of Economics and Statistics, November 1963.

Presents a mathematical model for financing.

Canty, Donald, editor. The New City. The National Committee on Urban
Growth Policy. Published for Urban America, Inc., by Frederick A,
Praeger, New York, 1969. 180 p. '

A series of paper.s for the National Committee on Urban Growth Policy
covering the process of urbanization, future patterns of urban growth,
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historic new towns in America, new towns in Britain, and proposals
for new cities in the U.S., with recommendations for a system of
Federal subsidies.

Cartsonis, Emanuel M. '"New Towns, A Challenge to Partnership of
Private and Public Enterprise. " In Planning 1967. Chicago,
American Society of Planning Officials. p. 174-177.

A call for stronger regional planning and a range of Federal financial
assistance for the private development of new communities.

Christensen, Boake. '"Land Use Control for the New Community." Harvard
Journal of Legislation. May 1969. p. 496-547.

Part I: Analysis of zoning and planning practice; Part II: Review of
recent Federal and private sector new community assumptions;
Part III: Types of zoning in use, recent court decisions, and prece=
dents for new community zoning. The appendix includes a model
ordinance for a new community district.

Conkin, Paul. Tomorrow a New World: The New Deal Commuinity Program.

Published for the American Historical Association. Ithaca, N.Y.,
Cornell University Press, 1959. 350 p.

The story of the construction of about 100 small communities during
the 1930's, a program that culminated in the Greenbelt towns.

Crane, David A. Technologies Study: The Application of Technological
Innovation in the Development of a New Community, Fort Lincoln
New Town. Prepared for: Edward J. Logue, Principal Development
Consultant, District of Columbia Redevelopment Land Agency,
National Capital Planning Commission, and District of Columbia Govt.
Washington, D.C., 1968. 246 p.

Exploration of the applicability of technological innovations for a
300-acre in-city community project in the National Capital.

"Creating New Communities: A Symposium on Process and Product. "
Journal of the American Institute of Planners. November 1967,
p. 370-4009.

Articles by: Godschalk, David R. "Comparative New Community
Design. ' Willmott, Peter. '"Social Research and New Communities. "
Hoppenfeld, Morton. ""A Sketch of the Planning-Building Process for
Columbia, Maryland.

"A Critical Evaluation of New Towns Legislation." In Planning 1967.
Chicago, American Society of Planning Officials. p. 171-177.
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Articles by: William L. Slayton, ''New Cities: Policies and Legis-
lation." Emanuel M. Cartsonis, '"'New Towns: A Challenge to
Partnership of Private and Public Enterprise, "

Dames, T.A., and William L. Grecco. 'A Survey of New Town Planning
Considerations. ' Traffic Quarterly. October 1968. p. 555-570.

The results of a questionnaire to new town developers. The survey
includes tabulation of selected amenities and d discussion of planning
objectives.

"Democracy in the New Towns: The Limits of Private Government, "
University of Chicago Law Review, Winter, 1969. p. 379-412.

A study of the home owners' associations of Reston and Columbia,
suggested as models for other new communities. Examination of
pertinent court decisions involving public function and equal protection.
The author suggests that the H. O. A., using real property as the only
basis for political participation, may conflict with constitutional equal
protection clauses. :

Dienstfrey, Ted. "A Note on the Economics of Community Building. "
Journal of the American Institute of Planners. March 1967, p, 120-
123. (Also in Eichler, Edward P. and Marshall Kaplan, The Community

Builders, Appendix).

An attempt to compute a rate of return for community building.

Edwards, Gordon. New Town Planning in Rapid Growth Areas. Address by
Chief of Planning Branch, Office of Metropolitan Development,
Housing and Home Finance Agency before the Fairfax County Federation
of Citizens Associations. January 16, 1964. Washington, Housing
and Home Finance Agency, 1964. 9 p.

Eichler, Edward P. " Why New Communities. "' In Frieden, Bernard J.
and William W, Nash, Jr., editors, Shaping An Urban Future;
essays in memory of Catherine Bauer Wurster. Cambridge, M.I. T.
Press, 1969. p. 95-113.

This essay concentrates on certain California postwar new towns as
promotional phenomena not superior to sprawl development, dismissing
the new towns movement as rather irrelevant for complex social and

economic patterns.
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Eichler, Edward P. and Marshall Kaplan. The Community Builders.
-Berkeley, University of California Press, 1967. 182 p,

A comprehénsive and often critical analysis of large-scale and new
“community development, with emphasis on the California experience
in the mid 1960's, Columbia, Maryland, and Reston, Virginia.

Eldredge, H. Wentworth, editor. Taming Megéibpolis. New York,
Anchor Books, 1967, 2 v.

Volume 2, titled: How to Manage An Urbanized World, contains
a chapter on ""The New Towns Concept, ' with articles by:

Osborn, Frederic J. ''Britain's Place in Town Planning. " p. 819-822.
Eldredge, H. Wentworth. ''Lessons To Be Learned From The British
New Town Program.' p. 823-837.
Gutheim, Frederick. ''Continental Europe Offers New Town Builders
Experience.' p. 823-837. ’
Rouse, James W. ''"The City of Columbia, Maryland. p. 838-843.
Abrams, Charles. A Land Development Program for Califcrnia.
p. 848-854.
Rubel, John H. '"The Aerospace Project Approach Applied to Building
New Cities.' p. 854-874.
Evans, Henry K. "Transportation Planning Criteria for New Towns.' In
Highway Research Board, Planned Communities. Washington, D.C.,
National Academy of Sciences-National Research Council, 1965.
p. 30-50. '

Steps taken in highway traffic planning with special reference to
Mountain Park and Irvine Ranch in California.

Fitch, Lyle C. ''National Development and National Policy." In Ewald,
William R., Jr., editor, Environment and Policy: The Next Fifty
Years., Bloomington, Indiana, Indiana University Press, 1968.
p. 283-318.

A portion of this chapter, p. 304-309, examines the major urban
concentrations of the U.S. The conclusion is that, considering the
high projected costs of new cities, they are unlikely to be built on a
scale that would significantly alter the projected pattern of urban
settlement. -

Foer, Albert A. "Democracy In The New Towns: The Limits Of Private
Government. ' University of Chicago Law Review. Winter 1969,
p. 379-412, ’

A study of the home owners' associations of Reston and Columbia
as models for other communities. Examination of pertinent court
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decisions, suggesting that home owners' associations, using real
property as a basis for political participation, may violate constitutional
equal protection clauses, :

Freeman, Orville L. "Towards A National Policy On Balanced Communities. "
Minnesota Law Review. June 1969, p. 1163-1178.

Suggestions for the establishment of a development bank for financing
nonprofit new community development corporations with issuances
of obligations guaranteed by the Federal government; building of twelve
new towns in Appalachia is advocated.
Galantry, Ervin, ''Black New Towns. "
p. 126-131.

Progressive Architecture. August 1968,

A proposal for new towns for Negroes to shape an environment that they
would control.

Gans, Herbert J. The Levittowners: Way of Life and Politics in a New York
Suburban Community. New York, Pantheon Press, 1967. 474 p.

A survey of the residents of Willingboro, New Jersey, d1°closmg
their satisfaction with their living environment.

Girnlin, Hoyt. New Towns. Editorial Research Reports. November 1968.
p. 805-822. :

A survey of the new towns movement in Europe and the U.S.,A,, with
brief discussion of several U.S. projects. Some of the most recent
new town ideas, such as the Minnesota Experimental City Project,
are cited.

Gladstone, Robert M. "Does Building A City Make Economic Sense ?"
Appraisal Journal, July 1966. p. 407-412. (Also in Savings Bank
Journal. October 1966. p. 33-37).

The argument that new communities can make economic sense and
meet many urgent problems. Critical to economic feasibility is the
cost of land and cost of developing public facilities,

Gladstone, Robert M. "New Town's Role In Urban Growth Explored. "
Journal of Housing., January 1966. p. 23-36.

Examination of some of the public policy issues of new communities,
including State and Federal roles. Comments on the article are given
by Carl F, Stover and Melvin F. Levine.
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Gladstone, Robert M. and Harold F. Wise. 'New Towns Solve Problems
Of Urban Growth.,'" Public Management. May 1966, p. 128-139,
(Reprinted in Mahood, H.R. and Edward L. Angus, editors. Urban
Politics and Problems; a reader. New York, Scribners, 1969,
p. 487-499).

A brief survey of recent new town development, with a critique on
the master plan of Columbia, Maryland, and discussion of desirable
new towns objectives.

Goodman, Percival and Paul. Communitas: Means of Livelihood and Ways
of Life. Rev. ed., New York, Vintage Boocks, 1960. 248 p.

A discussion of current planning, and a description of some new
towns and ideal communities.

Gruen (Victor) Associates, New Cities U,S.A, A statement of purpose
and program prepared for the Department of Housing and Urban

Development. 1966, 42 p.

The case for a national program to build 20 new cities of about one
half million population each to accommodate one thud of the expected
urban growth over the next two decades.

Barvard University Graduate School of Design. New Communities: One
Alternative; A Harvard Study of a New City. New Communities ProgecL
(Preliminary Summary Report, and 2 vol. Technical Report).
Cambridge, Mass., 1968. 76 p.

Site selection of a prototype new community development in the
Greater Boston metropolitan area with discussions of applicable
design and building techniques.

Hoppenfeld, Morton. "A Sketch of the Planning- Buil ding Process for
Columbia, Maryland.' Journal of the American Institute of Planners.

November 1967. p. 398-409.

A report on Columbia's decision-making process and the coordinating
of the social, financial, engineering and architectural development
with other variables to produce a viable, balanced community.

Al

Hupp, John E., Jr. '"Planning New Towns for Industry." In Proceedings
of the 39th Annual Road School. Lafayette, Indiana, Purdue University,

1953. p. 221-229,

Internationa Clty Managers Association. New Towns: A New Dimension
Af T b nism Cha on 10RQ RA n
(=YY TS ST \.,tx;\.,u.s ) ERAYAY e

Articles by:
Kirk, C.W.G.T. "NEW TOWNS In Great Britain, "
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Gutheim, Frederick. ''Europe Offers New Town Builders Experience, "
‘Gladstone, Robert M. and Harold F. Wise. '"'New Towns Solve Problem
of Urban Growth." :

Weaver, Robert C. "Federal Proposals May Solve City Problems. "
Thompson, Wayne E. "Prototype City-Design for Tomorrow. "

Scott, Stanley. "Urban Growth Challenges New Towns. "

Arnold, David S. ''What New Towns Ought To Be."

Jacobs, Jane. Death and Life of Greét American Cities. New York Random
House, 1961. 458 p. '

The introduction, particularly p. 17-25, contains comments on the
influence of Ebenezer Howard and Le Corbusier on the new towns
movement and city planning.

Kaplan, Marshall. Implementation of the Baltimore Regional Plan Alternatives.
San Francisco, Institute for Planning and Development, 1965, 94 p.

The report, prepared for the Regional Planning Council of Baltimore,
includes a discussion of Columbia, Maryland, p. 52-57. It refers to

"metrotowns, " and calls for a State development corporation to assist
private new community development, p. 61-67.

Kaplan, Marshall, "The Role of Planner and Developer in the New Community. "

Washington University Law Quarterly. February 1965. p. 88-104.

Discussion of the nature of the new communities movement in the 1960's,
the motives of developers, and the popularity of the new community idea
in the planning profession. ‘

Katz, Albert M. 'Lower Rent Costs: A Net Social Gain through Creation
of New Towns." Land Economics. May 1968. p. 273-275.

A model is presented to contrast rent costs between a new community
and a conventional major urban area.

Keegan, John E. and William Rutzick. '"Private Developers and The New
Communities Act of 1968. " Georgetown Law Journal. June 1969,
p. 1019-1058. '

An analysis of the Federal financial guarantee program for private

developers. Some discussion of the role of State and local govérnment
and the balance of low and moderate income housing requirement of the
New Communities Act. ‘

Krooth, David L., "A Program for New Towns in America.' In Housing

Yearbook 19668, Washington, D . C,, National Housing Conference,
1966, p. 27-30.
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Suggestions on the Federal role and requirements for a new towns
program.

Lalli, Frank. 'New Towns: Are they just Oversized Subdivisions - with
Oversized Problems ?'" House & Home. June 1966, p. 93-103.

A pessimistic view of four projects in the United States: Clear Lake
City, El Dorado Hills, Reston and Columbia. Diagrams of master
plans are included.

. " Land-Financing Idea Stirs Doubts. " Engineering News-Record., February 4,
1964. p. 45-46.

A discussicn of land loans for State development agencies, proposed in
the Administration’s housing bill for 1964.

"n

Lillibridge, Robert M. "Urban Size: An Assessment.
November 1952. p. 341-352.

Land Economics.

The issue of optimum city size is traced from the garden city movement
through the greenbelt towns, Levittown, Park Forest, Oak Ridge, and
others.

Lynch, Kevin. "The Possible City." In Ewald, William R., Jr., editor,
Environment and Policy: The Next Fifty Years. Bloomington, Indiana,
Indiana University Press, 1968. p. 137-166.

In this chapter on the changing metropolis, some innovations are listed
"as possible for experimental communities. Whole new eities, however,
are thought to be more feasible outside the U.S.

McDade, Thomas. "New Communities in America. " Urban Land. News
and Trends. January 1965. p. 6-8.

Three majox elements are cited to facilitate new communities as
proposed by the President in his message to the Congress: Urban
Planning Assistance Grants, Public Facilities Loans, and FHA insured
private mortgage loans for land acquisition and development.

Mandelker, David R. "Some Policy Considerations in the Drafting of New
Towns Legislation, ' Washington University Law Quarterly, February
1965. :

Discusses the relation between new town development and land-use
problem, emphasizing the need for strong controls on site selection
by government. The author wants to see new towns constructed only
as a facet in a comprehensive land policy.
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The Maryland-National Capital Park and Planning Commission. Development
Corporations. November 1968. 62 p.

The necessity of some kind of land development corporation as a

vehicle for planning and building new towns is asserted. The experience
with such corporations in Europe, Canada, and America is detailed

and possible alternatives for use in the region around Washington, D.C.,

are pointed out.
Mayer, Albert. 'The Role of Regional Policy.' Architectural Record.
September 1964. p. 197-205.

Examples of regional planning with new towns in several countries.
Elements for an American policy. '

Mayer, Albert. 'The Urgent Need for New Towns." In Housing Yearbook 1967,
Washington, D.C., National Housing Conference, 1967. p. 35-36.

An outline of the key elements considered needed to achieve economiceally
and socially balanced new communities in America.

Meyers, Carcl S. Taxation and Development: The Use of Tax Policies for
Preserving Open Space and Improving Development Patterns in the
Bi-County Region. Prepared for the Maryland-National Capital Park
and Planning Commission, November 1968, 82 p.

Present and alternative tax policies in Maryland studied as a means to
determine the role of tax policy in development.

Mullarkey, Mary J. '"The Evolution of a New Community: Problems of
Government. "' Harvard Journal of Legislation. May 1969. p. 462-495.

An evaluation of the Federal atomic energy and greenbelt town projects,
leading to a discussion of problems of implementing home rule in Fe-
derally assisted projects. Joint State-Federal control is advocated.

A model incorporation and local government act is offered.

National Commission on Urban Problems. Building The American City.
Report of the National Commission on Urban Problems to the Congress
and to the Precsident of the United States. Washington, Govt. Print.
Off., 1968. 504 p. (House Document no. 91-34, 91st Congress, 1st

session).

The final report of the Douglas Commission contains a brief summary
of the New Communities Act of 1968, its purposes and objectives on
p. 178-179,
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National Governor's Conference. ''New Towns for America?'" In The States
and Urban Problems. A staff study for the Committee on State-Urban
Relations. 1967, p. 73-80.

A survey of several proposals, public and private, calling for new town
development. The New Jersey Municipal Planned Unit Development Act
is seen as a potential stimulant for new towns.

"New Towns vs. Trends: Comparative Costs.'" American Institute of
Planners Newsletter, August 1968. p. 11.

Report on three models developéd by the Howard County Planning
Department for projecting savings on new communities.

Norcross, Carl. Open Space Communities In The Market Place ... A Survey
of Public Acceptance. Washington, Urban Land Institute, 1966. 97 p.
(Technical Bulletin No. 57.)

A study of 28 outstanding open space projects featuring cluster develop-
ment principles, ranging from a few to several thousand acres.

Noren, Craig. New Towns of the United States. National Association of
Home Builders, unpublished study. 25 p.

A very good history and description of American new towns, exploring |

the role of the developer, planning problems, housing, open space,
and many other aspects of new towns. Also includes the arguments
for and against and prospects for the future,

Pennsylvania, University of. Institute for Urban Studies. Accelerated Urban
Growth in a Metropolitan Area; A study of Urbanization, Suburbanization
and the Impact of the Fairless Steel Plant in Lower Bucks County,
Pennsylvania (Critical Defense Housing Area). With the cooperation
of the Bureau of Urban Research, Princeton University, Philadelphia,
1954. 2 vols.

Studies of Fairless Hills and Levittown, Pennsylvania.

O'Harrow, Denmnis. '"New Towns or New Sprawl?'" American Society of
Planning Officials. Newsletter. October 1964. p. 105-106.

An editorial on the failure of current large-scale developments to
become new towns, and the need for balance of uses and siz€ limitation.

1"

Perloff, Harvey S. ''Modernizing Urban Development. ' Daedalus. Summer

1967. p. 789-800.

could enlist private enterprise to build new towns, with superior
features and low-cost housing making them desirable for both black

and white.

The creaticn of non-profit community development corporations
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Perloff, Harvey S. "New Towns Intown." American Institute of Planners.
Journal. May 1966. p. 155-161, {(Reprinted by Resources for the
Future, Inc. Washington, D, C., June 1966).

A proposal for the new town-in town as a means to transform the
physical environment of the city in order to meet social objectives
and human resources needs within the existing urban area.

Peterson, David Lee. The Planned Community and the New Investors:
Economic and Political Factors in Corporate Real Estate Investment.
Berkeley, Center for Real Estate and Urban Economics, Institute
of Urban and Regional Development, University of California, 1967,
73 p.

An analysis of the trend toward large-scale planning with respect to

the financial position of the developer, the effect of corporate ad-
ventures into community development, and the regulatory response from
government. '

Pickard, Jerome P. Dimensions of Metropolitanism (Research Monographs
14 and 14A)., Washington, D.C., Urban Land Institute, 1967 p 91, 95.

The grc‘)wth:of urbanized areas in the United States both in terms of
population and land area from 1920 to 1960 is described in individual
statistical detail and projections are made for 1980 and 2000,

Praiter, Jerome. ''Legal Implementation of a Satellite City: The Planned
Disposition of Public Land.'" Urban Law Annual. The School of Law,
Washington University, 1969. p. 1-23. -

An examination of public land planning policy with respect to a surplus
penal farm in Shelby County, Tennessee, proposed for private develop-
ment as a new community. Relevant local and State legal authority

are reviewed, and several urban renewal court decisions cited to
support precedent for a duel price system for public land sales to
developers,

Rapkin, Chester. '"New Towns for America: From Picture to Process. "
Journal of Finance, (May 1967). p. 208-219.

Discussion of new community building since 1925, with some analysis
of the failure of recent Federal legislative efforts and a list of major
problems.

Redfield, Charles E. and others. ''The Impact of Levittown on Local Govern-
ment.' American Institute of Planners. Journal. Summer 1951,
p. 130-171. ,

Jurisdictional conflicts, inadequacy of governmental services, and
other effects of the sudden increased demands on nearby communities,
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Reiner, Thomas A. The Place of the Ideal Community in Urban Plahning.
Philadelphia, University of Pennsylvania Press, 1963. 194 p.

Various plans for utopian communities proposed in the past century.

Reissman, Leonard. The Urban Process; Cities in Industrial Societies.
New York, Free Fress of Glencoe, 1964, 255 p.

Chapter III, ""The Visionary Planner for Urban Utopia, " deals with
plans for ideal cities, citing Ebenezer Howard, Frank Lloyd Wright,
and Lewis Mumford. :

Schuchter, Arnold. White Power/Black Freedom. Boston, Beacon Press,
1968. 650 p. .

Chapter 7, p. 346-414, discusses the successes and failures of postwar
new town development. A quasi-public 'land development corporation'
is proposed to improve the management of Federal lands, the creation
of cities upon them, and a system of national ''urban-grant universities, "
Scott, Stanley. '"Local Government and the Large New Communities. "

June 1965, 8 p. '

"The Large New Communities and Urban Growth: A Broader Per-
spective and its Implications." December 1956. 6 p. Public Affairs
Report. Berkeley, University of California. Institute of Governmert
Studies. -

A series on new communities, with emphasis on the recent California
experience, including a discussion of land policies, and new govern-

mental arrangements, A new public investment, new fiscal policies,
and more councils of government, are advocated.

1

Scott, Stanley. "Urban Growth Challenges New Towns.' Public Management,

September 1966, p. 253-260.

The absence of goals for urban growth is viewed as the primary cause
of weakness in present new communities development. Direction is
sought from State and Federal governments,

Self, Peter. ''New Towns, Greenbelts, and the Urban Region.'" In University

of California. The Metropolitan Future. Conference No, 5 in a series
on ''California and the Challenge of Growth." Berkeley, 1963. p. 32-39,

A British planner distinguishes between suburb and new town, summarizes
post-war new towns aims, and suggests that California adopt a statewide’

plan,
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Slayton, William L. "New Cities: Policies and Legislation. ' In Planning
1967, Chicago, American Society of Planning Officials. p. 171-174.

The concept of land as a national resource and the‘advocacy of large

new cities developed through State-chartered public corporations.

Stein, Clarence S. Tow}vard New Towns for America. 3d ed., with an intro-
duction by Lewis Mumford, Cambridge, M.I T. Press, 1966. 263 p.

First published in 1950, revised in 1955, this study has descriptions
of Radburn, Sunneyside Apts., Baldwin Hills Village, Chatham Village,
andthe Federal "greenbelt'' communities. ,
"Symposium: New Towns."
1965.

Washington University Law Quarterly. February

Articles by:

Mandelker, David R. '"Some Policy Consideraticns in the Drafting of
New Towns Legislation. " ,

Kaplan, Marshall., '"The Role of the Planner and Developer in the New
Community. "

"Administration of the English New Towns Program.'
Atkinson, J.R. '"Washington New Town, England. "
Thomas, Wyndham. '"New Towns Development."
Woods, Shadrach. ''Le Mirail, A New Quarter for the City of Toulouse. "

!

Tannenbaum, Robert. 'Planning Determinants for Cclumbia, A New Town in
Maryland." Urban Land. News and Trems. April 1965. p. 3-8.

U.S. Congress. House of Representatives., Committee on Banking and
Currency. Basic Laws and Authorities on Housing and Urban Develop-
ment. Revised through January 31, 1969. 91st Congress, 1lst session.,
Washington, D.C., Govt. Print. Off., 1969. 952 p.

Title X: Mortgage Insurance for Land Development, p. 169-175.
Title IV: Guarantees for Financing New Community Land Development,
p. 400-405.

U.S. Congress. House of Representatives. Committec on Banking and
Currency. Demonstration Cities and Metropolitan Development Act of
1966. Public Law 89-754, together with a breif summary, section-by-
section analysis, legislative history and conference report. Washington,
D.C., Govt. Print. Off., 1966. 84 p.

Summa ry of the Title X, Experimental Mortgage Insurance Prcogram for
new communities on p. 20-22; Text of the Act on p. 59-61,

U,.VS. Congress. House of Representatives. Committee on Banking and
Currency. Demonstration Cities, Housing and Urban Development

and Urban Mass Transit. Subcommittee on Housing, 89th Congress,
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2nd session, on H.R. 12341, H.R. 12946, H.R. 13064, H.R. 9256,
and related bills. Washington, D.C., U.S. Govt. Print. Off,, 1966,
2 vols. .

Includes testimony of several groups and individuals on the proposal
to extend Title X mortgage insurance.

U.S. Congress. House of Representatives. Committee on Banking and
Currency. Housing and Community Development Legislation.
Hearings before the Committee on Housing. 88th Congress, 2nd
session, on H,R, 9751, Washington, D.C., Govt. Print, Off.,
1964. 929 p.

Testimony from Government and other witnesses on the Federal
proposal for mortgage insurance for large subdivisions and new
communities.

U.S. Congress. Joint Economic Committee. Urban America: Goals and
Problems. Hearings before the Subcommittee on Urban Affairs,
90th Congress, 1st session. Washington, D.C,, Govt. Print, Off.,
1967. 239 p.

Includes testimony on new towns.

U.S. Congress. Senate. Committee on Banking and Currency. Housing
and Urban Development Legislation of 1968. Hearings before the Sub-
committee cn Housing and Urban Affairs, 20th Congress, 2nd session,
on the proposed housing legislation for 1968, Washington, D.C.,
Govt. Print. Off., 1968. 2 vols.

Testimony from Government and other witnesses on the various
housing bills; includes testimony and discussion on Title IV, the
New Communities Act of 1968.

U.S. Congress. BSenate. Committee on Banking and Currency. Housing
Legislation of 1964. Hearings before a subcommittee, 88th Congress,
2nd session, on S. 2468 and other pending bills to amend the Federal
Housing Laws, Washington, D.C., Govt. Print. Off., 1964. 1189 p.

Testimony from Government and other witnesses, including testimony
on the Federal proposal for mortgage insurance for large subdivisions
and new communities.

Urban Land Institute. Innovations vs., Traditions in Community Development;
A Comparative Study in Residential Land Use, Washington, D.C.,
Urban Land Institute, 1963. 111 p. (Technilca Bulletin NO, 47).

AL L DL NS i - PR U B . e A J o~ - e B e e 1 o - -t a -
An examinalion of subdivision design nolds lessons for the plauning of

efficient new communities.
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Urban Land Institute. I.egal Aspects of Planned Unit Residential Develop-

‘ ‘ment, with Suggested Legislation. (Part I: The Legal Aspects, by
Jan Krasnowiecki; Part II: Suggested Legislation with Commentary,
by Richard ¥. Babcock, et al.) Washington, D.C., May 1965.
(Technical Bulletin 52.) 96 p. ($6.00 per copy to nonmembers of
the Institute. ) ' '

Urban Land Institute., New Approaches to Residential Land Development;
A Study of Concepts and Innovations. Washington, D.C., Urban Land
Institute, 1961, 151 p. (Technical Bulletin No. 40).

Discussion of planned unit development, cluster development, zoning
and improved subdivision regulations, applicable to new communities.

Urban Land Institute. Open Space Communities in the Market Place... A
Survey of Public Acceptance. By Carl Norcross. Washington, D.C.,
December 1966 (Technical Bulletin 57). 97 p. ($6. 00 per copy to
nonmembers, )

A study of 28 residential communities, including several ''new towns, "
scattered around the country, to determine how successful open space
planning and related amenities have been.

Von Eckardt, Wolf. '"'"The Case for Building 350 New Towns." Harper's
Magazine. December 1965. p. 85-94.

Application of Europe's new town policies to the building of enough
towns in the U.S. to accommodate much of the expected population
increase over the next twenty years.

Warner, Sam Bass Jr., editor. Planning for a Nation of Cities. Cambridge,
Massachusetts: The M.I. T. Press, 1966. 310 p.

A collection of essays on urban planning dealing with the Federal
responsibility, work and quality of urban life, responsive physical
planning, and urban services. Of particular interest in regard to
new communities are John R. James' essay on "Regional Planning

in Britain' and Daniel R. Mandelher's on ""A Legal Strategy for Urban
Development. "

Washington Center for Metropolitan Studies. Fort Lincoln New Towrn.
Fort Lincoln Advisory Panel Report and recommendations on program
objectives, presented to Edward L.ogue, principal development con-
sultant. Washington, D.C., 1968. 26 p.

Qutline of objectives focused on citizen participation, racial and economic

integration, and community facilities and services.
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Weaver, Robert C, ‘Dile'mﬁ'as' of Urban Arlnue.rzi‘ca“. Cambridge, Massachusetts:
Harvard University Press, 1965. 138 p.

The need for a Federal urban land policy that is nondoctrinaire,
flexible, 'ma.ny'faceted, and responsive to the problems and life style
of residents is the main point of this book based on the 1965 Godkin
Lectures at Harvard., Urbanization, new communities, urban renewal,
and the dilemnas of race in relation to housing and urban renewal are
discussed.

Weiss, Shirley F. '"New Town Development in the United States.' Journal

for Public Administration (Union of Douth Africa). June 1969. p. 185-193,

Summary of research undertaken at the University of North Carolina.
Survey of recent development, performance of the private sector, and
proposals for a national new comraunity building program. The Federal
New Communities Act of 1968 is also discussed.

Weissbound, Herbert and Herbert Chinnick. An Urban Strategy. Santa Barbara,
California, Center for the Study of Democratic Institutions, 1968. 13 p.

A bold 10-year program proposed for mass relocation of Negroes residing
in the center city ghettos to integrated new towns tied to metropolitan
transit systems. Recommendation to limit all Federal loans and grants

to metropolitan areas with desegregated new town plans,

Wendt, Paul F. ''Large Scale Community Development." Journal of Finance.
May 1967. p. 220-239.

An analysis of the difficulties of financing new towns.

Wendt, Paul F.. and Alan R. Cerf. 'Investment in Community Development
and Urban Development.' In their Real Estate Investment, Analysis and
Taxation. New York, McGraw-Hill, 1969. p. 230-239.

Determinants of cash flow and rate of return in a new community, and
description of a large-scale new community computer model. Analysis
of the types of corporations now engaged in community development.

Werthman, Carl, Jerry S. Mandel and Ted Diesntfrey. Planning of the
Purchase Decisions: Why People Buy in Planned Communities.
University of California. Institute of Urban and Regional Development.
Center for Planning and Development Research. Berkeley, 1965, 229 p.
(Monograph No. 2) '

1

White, John Robert. '"Economic Assessment of Large Projects.' The Appraisal

Journal. July i969. p. 360-371.
An analysis of market research problems in large-scale residential
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development; a definition and illustration of the cash flow technique,
Federal financing role in new communities.

“Whyte, William H. Cluster Development. New York, N.Y. American
Conservation Association, 1964. 130 p..

Chapter VIII, "Super Developments, " describes several new communities
planned around the cluster design.

Whyte, William H. The Last Landscape. New York, Doubleday, 1968.
376 p. ' ‘

A commentary on the shortcomings of British and U.S. new town ex-
perience in the postwar era in the chapter on "New Towns. "

Winthrop, Henry. ''Modern Proposals for the Physical Decentralization of
Community," Land Economics. February 1967. p. 10-24.

An essay on factors of urban decentralization, with emphasis on the
new community concepts of E. A. Gutkind, Ludwig Hilberseimer,
and others.

Wurster, Catherine Bauer. ''The Form and Structure of the Future Urban
Complex." In Wingo, Lowden, Jr. editor, Cities and Space; the
future use of urban land, Baltimore, Md. Johns Hopkins Press, 1983.
p. 73-101.

An analysis of trends in the urban form, with suggested alternatives,
including super-cities and smaller independent communities.

Zisman, S. B. and Dilbert B. Ward. Where Not to Build; A Guide for Open
Space Planning. Washington, D.C., Bureau of Land Management, U.S.
Department of the Interior, 1968. 160 p.

This study, primarily directed at assisting in the determination of the
future use of public lands, includes a discussion of the concepts of new
towns and their opportunities to provide open space.
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Additional listings can be found in the following annotated bibliographies
from which many of the preceding entries were selected:

U.S. Library of Housing and Home Finance Agency, New Communities:
A Selected, Annotated Reading List. January 1965.

U.S. Department of Housing and Urban Development, Division of Land
Development. Annotated Bibliography: New Communities in the
- United States. September 15, 1968.

U.S. Department of Housing and Urban Development, New Community
Approaches for North America: 45 Selected References (draft by
David Brodeur of HUD). August 5, 19609,

Management Aspects of New Community Development: Selected and
Annotated Bibliography (McKinsey & Co., Inc. ), September 10, 19609.

U.S. Department of Housing and Urban Development, New Communities:

A Bibliography (compiled by the HUD Division of New Communities).
December 196°. : '




