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Problems always seem to breed more problems. This is
true in our cities. The crime rate, traffic congestion, air
pollution, and all the other urban problems are influencing
those who can, mostly the midd le and upper classes, to flee
from the cities. Each year more people move out of the cities,
and the shapeless, unplanned suburbs grow. The once bteautiful
countryside surrounding our cities is rapidly heing turned
into a "splurb" of highways going nowhere, shovnping centers,
hamburecer stands, and half-acre zoned residential areas.

One of the suggested solutions to urban srrawl is the
planned community, the new towns and cities. New towns diff-
er from subdivisions in that they have industry, a variety of
income levels, 2 town center, and more controlled land use.l
A planned new town has 2 minimum population of fifteen thousand
for the smaller towns and fifty thousand for the larger ones.2
They are classified according to their relationship to an
established city. The classifications are in-city, peripheral,
satellite (within commuting distance), and autonomous.

Behind the planned cities is the assumption that if the
vhysical environment is right, 1ffe for its people will be
cood, Planners are trvineg to make their developments so com-
pletely self-sustaining and well-arranced that everything a
family needs will be within wsl¥king distance of its home or
on a local bus line, They hope that some people will even

2ive up cars or use them only for trips outside the city.LL
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Men were planning cities back in the days of the Greek
City States. When prosperity and increased population put
pressure on local food supplies, a new colony would be plant-
ed. Settlers were enticed to the new city by free grants of
building land. Among the cities that grew from these colonial
origins were Syracuse, Naples, Pompeii, Marseille, Cyrene,
and Carthage.s

The first comprehensive town planner was Hippodamas of
Miletus, born approximately 480 B.C. He reserved sites for
publiec purvoses, temples, government offices, theatres, sta-
diums, the gymnssium, and the agora. He planned dwellings
along straight wide streets, laid-out in a gridiron nattern.
One of the cities he planned about 450 B.C. was Piraeus, the
port of Athens.6

After the Macedonian take-over there was s much strictor
adherence to the Hipprodamian tradition. Military order and
method, and stricter control than formerly over land use and
layout charscterized geometrical Macedonian town plans. An
example of this is Alexandria, vlanned by Dinocrates and
built in 332 B.C..7

Roman colonial towns, unlike Rome itself which was
spilling over with a povrulation of one million by the second
century A.D., were usually gond examvles of rectangular plan-
ning. Sanitary engineering was their main contribution to
city planning. There were provisions to pipe water to houses,
drain and sewer streets, and for public and private lavatories

8

connected to waterborne sewerage systems.
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Medieval town planning btegan in earnest in Britain with
the Normans. Twenty-one new towns were founded between 1066
and 1100, mostly as ad juncts to castles. By 1130, nineteen
more were founded, mostly by clerical and lay landowners.
The majority of these towns are laid-out in an orderly rec-
tangular pattern. Many more towns appeared in the latter
half of the thirteenth and first quarter of the fourteenth
century. Edward I, alone, built one hundred towns to hold
his newly aguired territory.o

The golden age of town planning in Continental Europe
was Fetween 1220 and 1350. Germany alone built thirty-one
towns during this period. Poland, Czechoslovakia, France,
Switzerland, and the Low Countries were also rapidly build-
ing.lo
During the Renaissance, Plato's The Republic and The Laws
and Aristotle's Politics inspired philosophers to write of the
good Christian 1ife in the ideal city and devise layout plans
for what they visualized as the ideal urban patterm. Sir
Thomas More wrote Utopia, in 1516; Tommaso Campenella wrote

City of the Sun in 16?3 and John Valentin Andreae, Christianopolis

in 161011

Radial-concentric plans were often used during the
Renaissance for buildine towns. 1t enabled cennons, mounted
in a central marketplace, to fire down every radial street.
Many small fortress towns, such as Mariembourg, built in 1550,
and Philippeville, built in 1555, both in the Namur province

of Belgium, were Bullt in this style. Palmanova, a small
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garrison satellite of Venice, built in 1593, was planned by
Scamozzi in the radial-concentriec plan. Coecorden (1597), a
strong point in eastern Netherlands, Grammichele (1693) in
Sicily, and Karloruhe (1715), the cavpital of Baden province
in Germany were also in the same pattern.12

During the nineteenth century Utopian socialists hegan
planning cities, Robert Owen wrote about model communities
of eight hundred to twelve hundred inhabitants. He envisioned
a series of sqguares surrounded by one thousand to fifteen
hundred ° acres of agricultural land. Within each square were
to be three public buildings. The central one was to con-
tain a public kitchen, mess rooms, and all accommodations
necessary to economical and comfortable cooking and eating.
The other two contained schools, libtraries, and lecture rooms.
Accommodations around the the three sides of the square lode-
ed married counles and infants. The fourth side was to be
dormitories for children over three years of age. None of
Owen's towns were founded in Britain, but three unsuccessful
ones were in America. Owen did show that factories need
not be located in large cities and better livine and working
conditions could yield greater pecuniary profits and more
contented employees.13

Francois Fourier also felt social evils could be alleviated
by a proper environment. He wanted to redistribute society
into units of one thousand six hundred to one thousand eight

hundred people representing every trade and profession needed
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for self-sufficiency. Each unit was to be housed in a com-
mon dwelling around three sides of a planted sguare. Two
towns were built following this pattern, Guise, France, and
Brook Farm, P’lassacl'\usei‘ts.1LL
Many model villages were built during the nineteenth
century, chiefly by industrialists for their employees. Most
of these were less socially ambitious than the Utovian
Socialistst, but more successful. One of these is Bessbrook
in Northern Ireland, established for linen mills by John
Grubb Richardson.15
Apart from the Utopian communities started in this
country, there was little city planning until the second
half of the nineteenth century when Fredrick Law Olmsted
began planning and building. In 1868 Emery Childs invited
him to survey a sixteen hundred acre tract of land on a
local railroad route outside Chiecago for the Riverside
Improvement Company. Childs thought the investment could
be ausmented by a comprehensive social and physical plan.
Olmsted's social objectives were to encourage as much com-
munal spirit as possible by vroviding maximum functional,
attractive public space and by preventing private construction
from intruding on public functions and forms. For this pur-
pose Olmsted alloted seven hundred acres as open space. The
town was subdivided into small village-like areas, each in
proximity to public grounds.16
The planned city movement really traces its origins

back to Ebenezer Howard in the late nineteenth century in

Great Britain. His twenty years experience as a Parliamentary
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shorthand writer aqusinted him with the squalid state of
British industrial cities. In 1898 Howard wrote Tomorrow:

The Peaceful Path to Beal Reform; this was released in 1902

under the title Garden Cities of Tomorrow. Howard realized

that London was beginning to sprawl beyond its optimal size,
To prevent further expansion, he suggested a greenbelt be
set up around the city. This land would te restricted to
agricultural and recreational uses. Further growth would
have to take place in the garden cities, he proposed be built
combining the best of town and country living. There would
be the employment available that is found only in the city
while peovle could enjoy the open svace, providéed by the
greenbelt, mormally found only in the country. The garden
cities would circle I.ondon and each be surrounded by green-
belt areas to assure against encroachment of other develop-
ments or overexpansion of the city 1tself‘.17
In 1903 Howard founded a public corporation, First
Garden City Limited. Capital was raised by the sale of stock
to purchase a thirty-nine hundred acre (later increased to
forty-five hundred seventy-four acres) site at Letchworth,
Hertfordshire, about thirty-five miles north of London, out-
side his proposed greenbelt. Raymond Unwin and Barry Parker
were the architects commissioned to build this, the first
garden city, a self-sustaining residential, commercial, and
industrial community with a maximum population of thirty
thousand. Development was somewhat slow tut successful from

a social and financial standpoint, having a total vnorulation
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today of twenty-eight thousand five hundred (1971 f‘*szures).18
Letchworth successfully demonstrated that Howard's methods
to deter further sprawl of Tondon were feasible. It was the
inspiration for the cluster of garden cities built around
London later in the centurv.19

Letchworth, like Howard's second city, Welwyn, built in
1920, was worked out in zones. Public buildings and places
of entertainment were placed centrally with shops intermedi-
ately locat~d and factories on the edge with the railway.
Houses of different sizes, all with gardens, were located
within easy reach of factories, shops, schools, cultural
centers, and oven country. In the heart of the town was an
inner greenbtelt or ring park four hundred twenty feet wide
containing the main schools with large playgrounds and
churches. The density within the town was planned to be
approximately thirty per acre and two per five acres in the
country belt.zo

Americans again became interested in planned cities in
1906 when the Garden City Association of America was formed
under the influence of Howard and a group of Mmerican church-
men and financiers. They themselves built no model towns,
but advised industrialists plannine new cities. The finan-
cial panic of 1907 stopped all the plans in which the
Association was involved.

During the 1920's Americans toyed with the idea of

planned communities. Mrs. T. J. Emery sponsored Mariemont
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on a three hundred sixty-five acre site outside Cincinnati.
John Nolan planned the community to have a population of five
thousand, later expanded to ten thousand. Some of the high-
lights of the town were its civic center and its radiating
streets and boulevards., The most well planned of the model
cities of this period was Palos Verdes Estates, designed by
the Olmsted brothers as a garden suburb twenty miles uv the
coast from Los Angeles. One-guarter of the land was reserv-
ed as parks, playgrounds, sea shore, golf course, bridle paths,
and other recreational facilities. Palos Verdes Estates,
like Mariemont, had one fatal flaw; because of the cost,
they turned into only upper-middle class communities.21

Radburn, New Jersey, built in 1929, fifteen minutes form
Manhatten, is often used as a model for modern American new
towns. Clarence S. Stein planned the city for Alexander M.
Bine's City Housing Corporation. The city was laid-out in
super blocks of thirty to fifty acres. Houses were:planned in
clusters facing an inner park. After the Crash, the company
ran out of money with only two of the blocks planned for
twenty-five thousand completed, only about one-tenth of the
proposed city. PEecause of their lack of funds, they lost
their option to buy the surrounding farm land. Radburn has
become engulfed by Fairlawn, New Jersey, because it did not
have the necessary buffer zones or zreenbelts.22

Between 1935 and 1938, under Roosevelt's economic recovery
vrogram three towns were buillt by the Resettlement Administra-

tion under Tugwell. These three towns were Greenbelt,
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Maryland, near Washington, Greendale outside Milwaukee, and
Greenhills near Cincinnati. One of the chief reasons for
building these towns was to provide jobs for relief 1a’r~or.23
Each of these three contained about three thousand families
in government rent-subsidized units. The chief fault with
the communities was their lack of industrv. Further attempts
of government sponsored communities were blocked when the
ageney was closed in June of 1938,

Durineg the 1940's planned communities such as David D.
Bomammon's San Lorenzo Villasze outside San Francisco, begun
in 1944, were turned into wartime housing projects. Because
of the building materials shortage and subsequent housing
shortage these towns could not be bailt to their planners
original specifications, While they helped fill the housing
shortage, they did little to advance the cause of planned
o::omr'nunities.ZL*L

The first large scale new community planning was tegun
in Post-World War II Great Britain. TIn 1944 Sir Patrick
Abercrombe influenced by Howard's work proposed a five mile
deep greenbelt be inforced around London. 1In the Town and
Country Act of 1947 this plan was put into action. It
restricted all building within this eight hundred forty square
mile zone without permission. This was primarily done for
containing London.25 Under this program eigzht new towns
were built outside the greenbelt before 1950, with an average
population of sixty thousand each. The incentives and tax

breaks offered proved successful in getting industry to
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relocate in the greenbelt cities. The current problem is to
limit the growth in greenbelt cities.26 At present they are
planning a ring of thirty even larger towns about eighty miles
outside London.

Under the Town and Country Act, the garden cities are
set up as quasi-independent development corporations but are
financed wholly by the Excheguer. They have a creat advan-
tage over their American countervarts in that they are financed
by a sixty year low interest loan from the government as op-
posed to typical twenty-five year American mortqazes.27

In 1948 Stockholm devised a comprehensive regional plan
of forty-six satellite communities. This plan was fully blue
printed by 1960; since then, no one has been allowed to build
in conflict with the plan. Stockholm purchased much of the
surroundine land to ensure the suburban develovment takes
place according to the master plan. Each of the new towns
has a population of approximately one hundred thousand and
is linked with each other and Stockholm by a railbased mass
transportation system. Each town is sevarated by planned
oven spaces.

The European city most admired by new community vplanners
is Tapiola Garden City in F‘inl—ﬁnd.zR Tapiola is built on six
hundred seventy acres in an evergreen forest six miles outside
Helsinki. The city was built by a private non-profit making
organization, Asuntosaatio, and designed by a team of three
Finnish architects. The town consists of three independent

neighborhoods grouped around the town center. It, like most
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of the European new towns, has a much higher density than
their American countervarts. Europesn planners set the mini-
mum city povulation at seventy-five thousand to support the
kind of city facilities residents want. The American attitides
toward high density housing are a vroblem. The separate dwell-
ings that Americans feel they need for prestige are rarely
found in Eurove's new town's, though ninety percent of
Tapiola's housing is private owned.29
Currently the greenbelt around London is being modified.
The Ministry of Housing and Development in their studies of
southeast England forsees one million more residents in London
and almost that number more outside London in the greenbelt
towns by 1981. Something has to give.BO Because of this,
they are revaluating their greenbelts. Most of it is being
used only for a negative purpose, containment of London.
They are now swinging back to a more positive purvose for the
greenbelt, recreation and landscape. They are beginning to
cut down the size of the belt and make the land left more
accessible to the city dwellers. Studies have shown that
people do not need much of a separation between towns; the
fact that there is a separation is enough.31
In the United States the ex@mple of Post-World War II
planning most often sited is Levittown in Nassau County. It
was started in 1947, and by 1950 it contained fifty-one thou-
sand homes; fifteen thousand of which were identical. Actul-
ly Levittown is an example of the better planning of this

period., Most of the developments contained between one
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hundred and two hundred home tracts and a small shopping
center. They made no provision for schools, parks, or churches.
Tevittown at least tried to provide some of these amenities, 3?2

There is a great need in this country presently to find
a better and more economically feasible means of housing the
expanding population than urban sprawl. The Regional Plan-
ning Association has calculated that if the New York metro-
politan area continues to grow at its present density until
1985, it will cost taxpayers about nineteen thousand dollars
per new household to build streets, schools, and pipelines to
let each added family sprawl all over the Dlace.33 On a
larger scale, at its present rate of growth, the United States
will swell by another eighty to one hundred million by the
end of the century. If present patterns continue, eighty-
five percent of this growth will be concentrated in the
twelve bargest urban areas. At today's prices, the nation
will spend between two and three trillion dollars to provide
the new inhabitants with homes, schools, roads, and f‘actories.BLL

One of the chief differences tetween most European new
towns and Americén ones has been their financing. EBEuropean
new towns have been primarily government financed while their
American counterparts are privately financed by profit seek-
ing groups. Recently the United States government has been
making some attempts to aid the development of planned com-
munities.

In 1965 Congress enacted 2 law authorizineg loans for
private land development. In 1966 Congress =dopted and in

1968 and 1970 broaden legislation giving the government the
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power to guarantee loans up to fifty million dollars to pri-
vate developers building new towns. This power was first
used in 1970 to guarantee a twenty-one million dollar 1loan
to Jonathan, a new town being built twenty miles southwest of
Minneapolir.35

The most sweeping piece of legislation is the Housing
Act of 1970. It authorized, subject to later appropriation,
some nine hundred million dollars in federal loan guarantees,
direct loans, and grants for land acquisition and develop-
ment, installation of SeWer, water, and other facilities, and
for social, economic, and land-use planning. These loans,
grants and guarantees are to be available to orivate, state,
and local development agencies. The most progressive section
enpowers the Department of Housing and Urban Development to
create new towns itself on federally owned 1and.?6

James W. Rouse, president of The Bouse Company, the
mortezage banking and real estate development company creat-
ing Columbia in the Baltimore-Washington corridor spoke for
the entire community building industry when he stated his
four main goals, though his application of these goals may
differ from the rest of the industry. He felt that Columbia
should be a real city, not a better suburb. Business and
industry are necessary to establish a sound economic base.
Housing 1s needed to match every salary provided by business;
this means housing for the janitor as well as the corroration

president. Schools, churches, libraries, colleges, department
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stores, and all the other institutions necessary to form a
city must be included in the plans, a]so.37
Another objective is resvect of the land. The land
must be preserved and the community built on it, not leveled
as many subdivisions do, cutting all the trees and covering
over all the stream beds. Oven space must be kept for use as
parks and recreation areas. In Columbia, Rouse saved three
thousand two hundred acres of the original fifteen thousand
for this purpose, three thousand acres of this is forest and

woods. The three major stream valleys were preserved and
five small lakes built.3g

The third goal is to provide the best possible environ-
ment for people. Rouse attempted a2 new technigue to achieve
this goal. A planning committee was organized. Members of
the group had exvertise in the fields fo government, family
l1ife, recreation, sociology, economics, education, health,
psychology, housing, transvortation, and communications.
The group met for two days and one night twice monthly for
about six months. They discussed the opntimal conditions
for living, that is, as if they were starting with no finan=
cial or institutional restraints. These dialogues among
urban designers and behavoral scientists did much to aid
Columbia's planners.39

The last goal wacs to make a profit for the developer.
Community developers believe that the profit motive can be
coupled with an interest in civic affairs.uo One of the
greatest achievements of the new cities may be to prove that

better planning is economically feasible. Planners such as
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Rouse and Robert Simon, the developer of Reston, Virginia,
feel that the consumer will be willing to pay a bit more for
a better environment in which to live.LLl

The modern American planned city usually follows in at
least a modified, but much smaller form., Victor Gruen's
proposed metropolitan area. He proposes a metropolitan area
with a population of three million three hundred thousand,
about the median size for cities in the United States. His
plan is basically cellularywith a metrocore of five hundred
thousand surrounded by ten satellite cities of two hundred
eighty thousand people each., Within each city is a smaller
system composed of ten satellite towns with populations of
twenty-five thousand and a city center of thirty thousand.
Each town is broken down into four communities with five
thousand four hundred peovnle and a town center with three
thousand four hundred. Each community is composed of five
neighborhoods of nine hundred peovle and a community center
with the same populat:flor].u'2

Gruen's proposed city is basicly a modernized adaption
of Howard's plan for London, with the size of the cellular
elements and density of population more in line with what he
considers to be economically feasible today.43 All his cities
are to contain open space within them and between neighbor-
ing cities. Each city is proposed to cover approximately
one hundred thirty-eicht thousand six hundred forty acres
and the metrocenter's two hundred sixty-five thousand three
hundred forty-five acres for a total of four hundred forty-

four thousand four hundred eighty-five acres or six hundred
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ninetv-four and a half sauare miles., the density Gruen pro-
posed is aPout four thousand seven hundred fifty peovrle ver
souare mlle.ML

The two planned communities remgarded as America's best
are Columbia, Maryland, and Reston, Virginia. Reston is
located on eleven and a half square miles outside Washington
D.C., in Fairfax County. Reston uses the cluster plan used
by most new towns, where houses or town houses are grouved
close together. Instead of having half-acre private yards,
the land is pooled, leaving more for community recreational
facilities. Seventy percent of the housing in Beston is town
house, fifteen percent is single-family homes, and the re-
maining fifteen percent is high-rise apartment. One-seventh
of the land was set aside for industrial development. Robkert
Sémon, a New York real estate investor, began Reston in 1963
when he purchased thirteen million dollars worth of land.

The bigeest investor in the new town is® Gulf 0il. In 1967
Reston hit a slump caused by tight money and the town not
having enough financial backing to see it through its first
rough years.LLS Gulf stepped in and tookover the project
when it reached a forty-five million dollar debt in 1966.

Gulf put in Robert H. Ryan, a real estate consultant from
Pittsbureh, as president and Simon was made chairman of the
board te kick him up stairs. Ryan's first statement that
henceforth Reston would "...listen to the market" frightened

L
many of the rrs1dents.’6 They became even more frightened

when Simon was fired alone with the architectural firm,
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Conklin and Rossant, who had received so much acclaim for
their creative designs. Ryan's statement was later tempered
by Saunder's, another Gulf-Reston employee. He was refer-
ring to Reston when he said, "Maybe we can lead the market a
1ittle 1ess."u7 All the new innovations in Reston were
costing the residents more. All the special things about
Reston were adding to the costs 2s much as three thousand
dollars per home.48 Ryan has changed the orientation of
Reston only slightly; there is a slight decline in its spon-
sorship of social activities and less construction of com-
munity I‘.acilitiles.LLQ Ryan has also managed to get convention-
al institutions to financeé home buying with only a ten
percent downpayment. Since Gulf tookover Reston, sales have
vicked up greatly.

Columbia has never had the problem with financing that
Beston and so many other new towns have had. The chief reason
for this is James W. Rouse, the developer. Rouse is a mort-
gage banker as well as a real estate developer. His projects
have included the malls in Cherry Hild, New Jersey, and
Plymouth Meeting, Pennsylvania. Through mortgage banking
and his own developments Rouse worked with Connécticut General
Life Insurance Company. Rouse was regarded so highly by them
that Connecticut General was willineg to initially invest
elghteen million dollars in a project where the estimated

0
costs for land and buildings was two billion dollar.c.S

In
January of 1963 they =greed in writing to create = joint
land -develonment compsny, Howard Research and Development
Company (HRD) with Community Research and Develovment

Company, the subsidiary of Rouse's that was planning
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Columbia. In Return for Connecticut General's eighteen mil-
lion dollar investment they would receive fifty percent of
the profits and the right to name three of the five directors
of HRD with Rouse naming the other two. Later they extended
their investment to twenty-three and a half million doilars.sl

In 1962 Rouse had begun acquiring the options to lands
in Howard County, Maryland, a rural, but fast developing
section between Baltimore and Washington. The lands were
bought through six dummy corporations. The first tract was
acuired for a price of just under six hundred dollars per
acre for a total of six hundred ten thousand for the entirety.
The price was high since the going price for farmland in the
county was between four hundred dollars and five hundred
dollars per acre, but the deposit was low, eighteen thousand
dollars. They were given six months to close the deal and
then were reguired to pay e2nother two hundred thousand dollars
when the land changed hands in November. Ten percent of the
balance plus five percent interest was due annually starting
three years after the transfer.

On October 29, 1963, Rouse went to the Howard County
Commissioners in Ellicot City to reveal the basics of his
vlans for the tWenty-two sauare miles, approximately one-
tenth of the county, that he had acquired. He promised to re=-
turn in a year with a specific plan. TIf they liked it
better than the prospect of scattered, sprawling crowth
under half-acre zoning, they could apvrove it. If not,

thev could reject it and deny the necessary zoning changes.
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At this stage of the planning, Rouse's fourteen-member
committee of social science experts was formed. Their cener-
alities about the most beneficial environment actually had
some practical applications. Columbia was oriented around
education at their suggestion. In each neighborhood is an
elementary school, in the villages are secondary schools and
the town itself has the colleges. This also fulfilled their
suggestion of smaller schools, providing more leadership

oprortunities for students. The minibus system of trans-
portation also eame from a suggestion from this committee.
Rouse was pleased enough with the committee results to con-
sider it well worth its cost of one hundred thousand dollars.53

Within the eighteen thousand acre tract, stretching
nine miles east to west and five miles north to south was
planned a city of one hundred twenty thousand people. The
town was broken into seven villages with between three
thousand and five thousand families. Each village is plan-
ned to have a village center with the high school, middle
school, library, auditorium, churches, medical clinic, super-
market, gas stations, and stores. Within each village are
four to six neichborhoods with nine hundred to twelve huhdred
families each. FEach neighborhood has its own elementary
school, day-care center, small store, meetinc room, swimming
pool, vark, and vlayground., The neighborhood is kent on a
scale small enough that each elementary puvil can walk to school.
Downtown are the mall with its departmeht stores and svecial-

ty shops, movies, theatres, outdoor amphitheatre, offices,
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hotels, hospital, main library, park, and lake. Near the
downtown area three colleges, Howard County Community College,
Dag Hammarsk jold College, and a branch of Antioch College,
ara located.

There are many advantages to the smaller and smaller
subdivisions in Columbia. One of the most important is its
psychological value to the residents. Our cities are out
of scale; they are dwarfing their inhabitants. The neigh-
borhood and village are reducing the city to a scale with
which people can cobe.SLL Another advantage is that neigh-
borhoods allowed not just for pooled land for recreation,
but also for pooled community resources. The school and the
community can share the same auditorium , and the churches
can 211 share many of the same facilities.

The city is planned for three to four houses per acre
in typical areas of individual dwellines and ten units per
acre for town houses. Apartments will have a density of
fifteen to twenty units per acre. Housing will occupy
fifty-four percent of the city with open svace and employ-
ment centers taking twenty-three percent each.55

In an attemvt to sell Columbia to Howard County's
residents Rouse and his top aid made nearly six hundred
speeches within the county alone extolling the virtues of
their town. They convincingly explained that a well planned
community would be better than the half-acre zoned suburb
that was about to take over the county. The county's popu-

latien in 1965 was only forty-eight thousand, but the state
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planners had predicted a population of two hundred thousand
soon, even without Columbia. The location &6f the county,

between Baltimore and Washington assured its growth. Wash-
ington is the fastest growing metropolitan area in the coun-

56

try, and Baltimore is ran¥%ed ninth. In answer to old
county residents' fear that the cos* of all the innovations
would raise their taxes, Rouse promised a "tax fence".to
protect them from havine to share the burden of Columbia's
schools, roads, water, sewer and other community facilities,>7
November 11, 1964, Rouse returned to the commissioners
in Ellicott City with an eisght foot by eight foot model.
After listening to the detailed planners, Miller, chairman
of the county commissioners said, "Howard County is going to
be built over whether some peovle like it or don't 1like it.
The plan should cause the least expense in years to come.”58
There were many disagreements with the commissioners
that had to be ironed out and a feW that could not. Rouse
wanted to create Columbia as a separate tax district. As a
tax district they would be able to float tax=-free bonds,
greatly reducing the cost of borrowing money for community
facilities. The commissioners warned that they would refuse
to rezone if the separate tax district was to remain part of
the plan. They also stated their disapproval to row-house
development and questioned the idea of cluster zoning. In
any case they said they would not rezone the entire site for

59

a city at one time,



Page 30

These apparent rebuffs by the commissioners helped create
sympathy for the new town plan. For a month the Howard County
Times printed a straw ballof asking whether or not Columbia
should be allowed to proceed. The vote turned out eishty-
five percent in favor of Columbia.

Finally Rouse and the Howard County Commissioners came
to terms on what the new zoning ordinance should be. There
was to te a2 section applying only to new towns. A new town
was to have at least twenty-five thousand acres and all land
must be contiguous. The new section reguires at least twenty
percent of the land be kept as permanent oven space. At least
ten percent of the land must be used for low-density and
twenty-five percent meduim-density private home development.
No more than ten percent of the land can be used for apart-
ments. Ten percent of the land could be zoned for commercial
facilities and twenty percent for industrieséO The row-house
guestion was solved by allowing attached dwellings in apart-
ment zoned areas with the maximum of ten per row. In mid-July
the commissioners voted to rezone the entire area.61

Construction began in June of 1966, three months hehind
Rouse's demand schedule. The planning and development had
consumed three years and cost an estimated three mullion dol-
lars plus the twenty-five and a half million dollars for the
land. The first home went on sale July 1967, instead of April,
Even with this somewhat slow start Columbia picked up rapidly.
By the end of 1970, Columbia's fourth year of development,

goals set for the sixth year were already being surpassed.62
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Rouse chose not to follow Robert Simon's example of pro-
eressive architecture in Reston. Rouse himself said, "We
will have been arrogasnt 5f Columbiz wins high appl=suse in
the architectual magazines. We are not out to build 2 Utopia.
Our major princivle is a realistic aporaisal of what people
really want."63 Rouse hoved that not followine Reston's
lead in architectural design might insure that Columbia 2lso
would not follow its lead in the financial field. If buyers
wanted ranchers and split-levels Columbia would provide them.

To prevent building that would be an eye sore or in
Rouse's opinion unappealing to the buying putlic, designs
must be approved by the Architectural Committee. Under the
terms that Rouse sells land, the board must approve all con-
struction plans in advance. The committee, under the chair-
manship of Hoppenfeld, Rouse's chief designer, has the vower
to require changes or even veto a building completely.

Columbia, 1ike Reston and most new towns, 1s unincor-
porated. Howard County vrovides fire and police protection
and educational facilities for Columbia. The planners put
in the sewers and roads. The Columbiz Park and Recreation
Association, and similar organizations in other new towns,
is a2 quasi-governmental private nonprofit corporation. It
hires a full-time manager and professional staff to main-
tain and run community buildings, pools, lakes, pathways,
and parks. It is responsible for the supervision of the,
minibus transportation system, child-care and day-care pro=-

grams, tennis and golf clubs, arts and crafts classes, and
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boating on the lakes. Tt cares for the street trees and land-
scaping on Association land. The Association is empowered to
tax proverty owners up to seventy-five cents per year per

one hundred dollars of assessed value. Apartment dwellers

pay these fees as a part of their rent.

The Association is also the political voice of the
people, though a weak one. One representitive per four
thousand, approximately, families is elected to serve on it,
There are no other elected officials except for the Association

representitives. The real control of the town is in the
hands of 1ts planners and builders, but will not always be
that way. Rouse plans to give control to the residents when
the town is ten or eleven years old, by that time Columbia
should be completed,

The pooled resources in Columbia have done much to
benefit its residents. Four Protestant denominations joined
with Catholics and Jews to form Columbia's Religious Facilities
Corporation. They share office space and educational and
recreational facilities. With the money they save they can
invest in community projects, such as Interfaith Housing
Corporation. In May of 1969 ground was broken for the first
hundred of three hundred apartment and rental town houses
for lower-middle income families. The project is being
built under the Federal Housing Administrztion section 22143
proegram, The government loaned one hundred percent of the
project cpst on a forty-year mortgage at interest rates so

low that the taxpayer is, in effect, subsidizing the loan.
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Because of these lower cost of buillding and lack of profit
motivation, rents run atout twenty-five percent lower than
comparatle costs.FS

Pooled resources have also made possible the health care
system. Each village clinic is connected with the one hun-
dred eighty ted branch of Johns Hovnkins in downtown Columbia.
They have a voluntsry prepaid group practice health-care plan
financed by Connecticut General where the residents pay a flat
monthly rate of fourteen dollars and fifty cents per individual
and forty-three dollars and fifty cents ver family of four or
more. Subscribers must pay a two dollar fee for each prescrip-
tion, clinic visit, physical examination, visit to a psychiatrist,
or medical treatment. A doctor's house call is five dollars
and maternity care one hundred dollars per Drexnancy.éé Sur-
gery and hospitalization are almost totally covered by the
flat monthly fee. The real emphasis is on preventive medi-
eine. The ldea Ttehind this is that it costs no more to build
a healthy community thanl to treat a sick one.6

The school systems in Columbiz has cost more than Rouse
had planned, since he wound up donating most of the school
sites to the county instead of selling them to the county
school board. The board was going to buy the land at Rouse!'s
cost until they discovered that Reston had donated its school
sites. When the board learned that Rouse was counting the
school playgrounds as part of the permanent open space, they
had something to hold over the city's head. They issued an

edict that school playgrounds could only be used as community



Léy

L b

oLy

b9 by

23961 \"oo8y

o1~ - A

000+

000°)

ocool

0000

000 ¢!

VP WD) )

swrawiIly
1™ . PP)]



Page 36

open space with the approval of the school superintendent.
The effect of this would be the subtraction of so much open
space that Columbia would be below the twenty percent zoning
minimum. To compromise Rouse donated all land earmarked for
playgrounds at a cost of one and seven tenths million dollars,
and the county school board agreed to pay for the land needed
for buildings, roads, and parking 7OtS.FR
The school system set up in Columbia is basically a pro-
gressive one. The elementary schools run from kindergarden
through fifth grade. They are all open-class room, ungraded,
and use team teaching. The intermediate schools holding sixth
through eighth grade and the high schools are small in size
to provide more leadership opportunities for students.
As with all large plans, Columbia's has had a few faults.
When the gas shortage hit, Columbia had half the number of
gas stations needed for its stage of development. The problem
was compounded by the fact that gas was rationed to stations on
1972 allocations, when the porulation was nineteen thousand,
as compared to the present porulation of thirty thousand.
The result was Toneg lines at the stations.69
The minibus system also has been a disappointment. It
has not been used as much by residents as was hoved, resulting
in deficits for the comp2ny., As a result services have been
cut back, but not discontinued yet.
Columbia has been fortunate in attracting industry.

Economist Robert Gladstone, a Washington consultant, has °

estimated that nine thousand "basic" or primary jobs must be
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imported to support a new town of one hundred thousand, such
a8 Columbia. These "basic" jobs are ones in a company whose
goods or services are mainly sold beyond the boundaries of
the town. Gladstone further estimated that the nine thousand
basic jobs would create a need for nineteen thousand six
hundred "dependent" or secondary jobs in construction, whole-
sale and retail trade, local government, and private service

ent@rprises.7n

The new General Electric appliance park will
more than fulfill the nine thousand job guota. Within a
decade it will be employing twelve thousand five hundred
workers.

Columbia has been financially beneficial to Howard
County. It has increased and strengthened the county's ' tax
base because of its balanced growth of industry along with
housing. Columbia's thirty thousand population is about
one-third of the county total and pays about forty percent
of the county taxes. Columbia has nlanned ways to cut costs
that could raise taxes. An evample of this is the €limina-
tion of buses for elementary schools since all homes are
within walking distance of neighborhood schools. By 1980,
the savings from this are estimated to be one million dol-
lars annually.

The financine behind Columbia is in itself a major
accomplishment. In December 1965, Rouse put together a
fifty million dollar package of loans to HRD to rervay
Connecticut General®s original loans and his own CRD's invest-

ment in services. The new financial backers are Connecticut
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Géneral. Chase Manhattan Bank, and Teachers Insurance and
Annuity Association. Connecticut General loaned twenty-five
million dollars; fifteen million dollars at six and a half
percent interest and ten million dollars at eight and a half
percent as opposed to their old loan at eight percent interest.
Teachers loaned fifteen million dollars at six and a half per-
cent interest and received a fifteen year option right to bum
five percent of the common stock of HRD for three million dol-
lars. Chase Manhatten loaned ten million dollars at eight
and a half percent. The justification for their higher interest
rate was that they were forbidden by law to buy stock. The
average interest rate for the entire loan was seven and three-
tenth Derceht.71

By 19F€ Columbia was costing HRD three million dollars
annually, mostly interest. Neither Rouse's CRD nor his mort-
gage company, James W. Rouse and Company(later merged to form
The Rouse Compahy) had any direct liability for the fifty
million dollar loan. In order to finance the nineteen mil-
lion dollar land expansion necessary to accomodate the three
hundred fifty million dollar General Electric applisance park,
Connecticut General increased their loan, leaving HRD with a
seventy-six million dollar debt.72

At a town meeting in 1969, Rouse told Columbia's residents,
"We haven't revaid a vpenny of it yet. Before the debt sftarts
declining, it will go up to eighty million ﬁollnrs."73 In the
sprine of 1970 Rouse arranged a thirty million dollar loan

with Connecticut Genera' and Manhattan's Morgan Guaranty and
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Manufacturer's Hanover banks. bringing the total indebted-
ness to well over his predicted eighty million dollar mark.

The huge indebtedness did nothing to lessen Rouse's
opinion of Columbia's future revenues. Rouse was always
cautious about predicting actual returns, but at the 199
annual meeting of The Rouse Compzny stockholders he attempt-
ed to do so. "My estimate is that by the time Columbia is
completed (in 1981, under present schedules), the pretax
returns should reach one hundred fifty million dollars, and
verhaps more."%L

Residents give many reasons for moving to planned com-
munities, Some were attracted by the concept of the new
towns., Some liked the recreational facilities, good schools,
and general appearance of the area. Some moved because of
the convenience, the nearness to work and shopping and re-
creational facilities, Some residents were attracted by the
peace and gquiet of the small neighborhoods. Economic con-
siderations attracted some because of the good price they
got on a home or lot. The open sp=ace and layout of the town
drew some; and some came because of the contempory style of
architecture and newness of everything. Some residents were
attracted by the fewer maintenance problems.

Most of the new towns including Columtia, play up their
recreational facilities in their advertising campaigns. These
facilities actually play onlv a small part in tétel neighbor-

76

hood satisfaction of the residents. Some of the potential

predictors of neighborhood satisfaction that actually had
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the highest correlation are neighborhood upkeep, the friend-
liness and unfriendliness of neightors, similarity or dis-
similarity with neighbors, the noisiness or guietness of the
neighborhood, nearness of parks for children, and the invest-
ment gquality of the home.77

Community satisfaction in rlanned cities is showing
where developers most notice, the oven market. The resale
value of homes in nlanned communities is soaring. In most
planned communities market appreciation of homes has been
at least as rapid as in conventional tracts nearby, and in
some cases has far outdistanced them. The value of the averace
home dn Columbia rose by twenty-two percent annually in 1971
and 1972. This is higher than even the fast-inflating Washing-
ton suburbs. .

New towns have many advantages. They attempt to strengthen
community ties and vlan for the individual's entire 1life cycle.
They offer a2 wider varietyv of recreational facilities for all
age groups. They attemvt to change from the pattern of subur-
ban-type community's homogeneity. They hope to provide low-
income as well as middle and upper-imcome housing, but this
may depend on whether or not they get more federal ald.79
New towns are also aiming for a racial mix not found in most
suburbs. The figures for Columbia, the most heavily inte-
grated of the new towns, suggest that many white suburbanites
do not object to having black neighbors. Fourteen percent
of the cities residents are black, mostly in the middle-

80
income bracket.
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New towns could aid low-income gronps as well as the
2
cities that usuwally look upon them as a threat. 1 If low-
income housing is available, it could pull veople out of the

ghetto and create a buyers market in low-income housin?.82

Cities would have room to rebuild if the ghettoes were ztone.83

High density housing is inevitable with the expanding
porulation. The cluster development in the new towns is a
more graceful solution for high density.gu The-new towns have
a lower density, three and two-tenths families per acre, than
many of the suburbs, but leave much more onen snace that is
much needed by the urban dweller., Distances between work and
all the normal community facilities are brought much closer
to the individual than the suburbs do.

New towns have advantages in themselves. Since they
contain a large area, both industrial and residential, they
can capture their own spill-over. If a commercial project,
such as a mall, increases the surrounding lend value, this
advantage is gained by the new town itself. Industry draws
more people to the town, and people draw more 1ndustry.gs

There are many disadvantages to new towns, too. They
take a great deal of long-term capital investment and are
considered a high risk. This is because of the high initial
investment and the unpredictable market., The predicted rate
of return is between seven and four-tenths percent and eleven
and two-tenths percent, depending on the interest rate. This

6 This sounds as

is rather low for the high risk 1rv01ved.R
if investors would shy away from new towns, but this has not

been the case. Theilr reasons may be the same as Connecticut
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General's when they invested in Columbia., They knew that
because of the land's value, the extent of it, and its loca-
tion, that it would eventually bte worth their investment.

Many of the new towns are little more than glorified
suburbs. Only Columbia has a community-wide health program
and internal transportation system, mini-buses. Cedar-
Riverside, near Minneapolis is the only one to try mixing
families of different income levels in the same neighbor-
hoods. Jonathan,also near Minneapolis is the only new town
to experiment with new forms of housing, such as modular
homes.87

The extensive planning that goes into all these projects
can in . itself be a2 handicap. The finality in the plans
can often leave little room for modifications to fit human
needs and corrections for any mistakes. These great plans
can give the towns a feeling of an 1nst1tution.88

If the new towns can not either with or without federal
aid provide low-income housing, this could cause a great
‘deal of discord with the ideals behind the towns. They would
not be self-sufficient,. with jobs and housing for all, If
the service peonle and low-paid professionals could not
afford 1living in the new town, it could result in a two-way
commuter traffic into and out of the town. A lower-income
suburb conld resnlt with only upper-middle class living in
the new towns, as most suburbs are now.RQ

The size of the new towns can even be faulted. Some
experts think that a Columbia-type city should contain a

population several times Columbia's one hundred twenty
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thousand to provide a variety of employment, educational, and
recreational opborfunit*es.go A self-contained city of
Columbia-size with jobs for everyone would 1limit job choices.,
New towns will lack the culture available in the big cities.
They will have no museums, art galleries, or zoos of which

to speak.

New towns have orne advantage yet unmentioned. Dollar for
dollar, they offer far more than the conventional subdivision
and most are tetter 1ookin;z.gl The planned communities that
can provide a proper balance of housing for low and moderate
incomes will not turn into bedroom communities, as the suburbs

have, and will prove to be economically feasible.qz

It must
also be kept in mind that new towns are not a cure-all for
urban ills, and should not be judged as such. They are part
of a balanced community-developrment program working toward
restoring the cities' health. They are a working alternitive
to the urban sprawl now beginning to consume large sections
of the country.

Their survival in a useful form may depend on whether or
not they receive more Federal, state, and loecal support. Zon-
ing is an important power the local authorities have. The
new towns rarely have the money to provide greenbelts or buf-
fer zones; without government controls on zoning and regional
planning, they could eventually wind up sprawling tosether
just as the suburbs and cities are. Whether or not new ftowns
can provide the low and moderate-income housing that will be
necessary to make these comunities true towns, and not just

suburbs may depend on government aid and loans, also.
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Possibly¥Y the best way to judge new towns is by the goals
they themselves set. Looking at Rouse's four goals will
give some idea of the progress Columbia has made toward be-
coming a city. His first goal, to make Columbia a real city,
is probably the hardest to judge at this point with the city
containing only twenty-five percent of its planned population.
It does have industry and a great number of jobs either avail-
able or opening up before the city is completed. Columbia has
at least some low-income housinz available and more planned.

The second objective, respect for the land is much more
easilv evaluated., Rouse saved twenty-three percent of the
total acerage as permanent open space. This land belongs to
the Columbia Park and Recreation Association and which serves
basically as a trust for the residents. Rouse saved much of
the forest and woods, and preserved the major stream valleys,
as well as building five lakes to enhance the community.

Rouse made great efforts to achieve his third goal, to
provide the best possible environment for people. His panel
of experts was an innovation attempted to find what the best
environment would be, something suburbs and most new towns
make no attempt to do. The buying public must believe that
the environment is a superior one since the resale values are
rising faster than anywhere else in the area.

The final goal of profit as an indicator of the consumer's
willingness to pay for better planning is another that is
difficult to judge yet. Rouse himself expects a profit and

all the financial corporations that are creditors or investors
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must believe in the economic feasibility of the town to have
jnvested so heavily.

In the last ten years, Columbia and other new towns in
this country have been proving that they can be built and
inhabited. With support from government and publie agencies
and regional vlanners, they can prove that they can continue
to survive as small cities and not fade out as many of the

old suburbs have after a generation.
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