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This study is concerned with the problem of outlining and 

analyzing the efforts of the City of Denton to correct blighted 

conditions in its southeast section. The thesis is a case 

study partially based on field research and personal interviews. 

It was written by one who witnessed and participated in many of 

the events which are therein described. Most of the resource 

materials were obtained from the City of Denton, the Denton 

Record Chronicle, and publications distributed by the Department 

of Housing and Urban Development. 

The thesis is divided into seven chapters which analyze the 

significant developments which occurred from 1960 to 1970, as 

they affected the southeast Denton area. 

The characteristics of the City of Denton, both as a city 

and as a governmental entity, are presented. The City's 1960 

Master Plan, which was the first official recognition that the 

southeast area constituted a serious problem for the city, is 

summarized and its recommendations outlined. The findings of 

a 1965 Community Action Survey of the area are also presented. 

These findings served to further document that the neighborhood 

was in need of basic comprehensive improvements. 

After establishing the characteristics of the city and the 

southeast Denton neighborhood, the attention of the thesis is 



focused on the Urban Renewal election of 1966 and the after-

math of the election. The thesis then outlines the programs 

of improvement in the area which have been considered and 
(g)r' u*" f c f'f 

initiated since the election. 

The study concludes that the political environment of 

a municipality can never be underestimated when public policy 

is formulated and that the technical solutions to a given 

problem are certainly not the only considerations which should 

be given. If a solution is politically unacceptable, it must 
/iy vwf"-* » 1 * 

therefore be considered impractical. A general lack of inter-

est in neighborhood improvement in the southeast area is cited 

as a basic reason for its continued substandard condition. The 

thesis concludes that until the southeast area is politically 

organized with black leadership, and is capable of maintaining 

support and interest, little will be initiated in the area 

beyond work which is already underway. 
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CHAPTER I 

INTRODUCTION 

Purpose 

The purpose of this study is to outline and analyze the 

efforts of the City of Denton to correct blighted conditions 

in its southeast section. It is hoped that this study will 
, f 

enlarge the existing basis for realistic generalizations about 

the government process and contribute to a broader and more 

helpful understanding between scholars and officials who are 

concerned with municipal government. 

Method of Study 

This study is partially based on field research and per-

sonal interviews. The names of many who were interviewed have 

not been cited in order to preserve anonymity. It was written 

by one who witnessed and participated in many of the events which 

are herein described. Most of the resource materials were obtained 

from the municipal administration of the City of Denton, the 

Denton Record Chronicle, and publications distributed by the 

Department of Housing and Urban Development. 

Characteristics of the City 

Denton was founded in 1857, as the new county seat of 

Denton County.^ The city is located in the geographic center 

^ Freese and Nichols, Land Use, Phase II of Comprehens i ve 
PI an for Denton, Texas , 1960-1985 (Denton, I960)", p. "16. 

1 



o fJDmton County at the apex-of a t r i a n g l e formed by For t Worth, 

Dal las,» and Denton. I n t e r s t a t e Highway 35 enters the c i t y from 

the nor th and s p l i t s i n t o 35 E and 35 W in the c i t y l i m i t s , the 

east sec t i on lead ing to D a l l a s , the west to For t Worth. This 

highway i s the major a r t e r y extending from Texas to the mid-

western market area. State Highway 24, c ross ing North Texas, 

o r i e n t e d east and west , b i sec ts the c i t y and completes major 

highway connect ions from Denton to a l l p o t e n t i a l market cen te rs . 

The general area i s considered North Cent ra l Texas. The c i t y 

i s l oca ted only t h i r t y - f i v e mi les south of the Texas-Oklahoma 

boundary. 

Dejrton' s 1ocat i on as th.e..,g-eograpM.c. .cen.ter„ o f - t h e c.oun.ty 

was the basic reason f o r i t s es tab l i shment as the county seat 

and has a lso made i t the l o g i c a l market place f o r fa rm.produc ts 

ra i sed i n the county . The eastern quar te r of the county pro-

duces farm products wh i l e the western h a l f produces g ra ins and 

l i v e s t o c k . I t was q u i t e na tu ra l t h a t the c i t y of Denton, 

l oca ted between these two a g r i c u l t u r a l subsec t ions , should be 

the t r a d i n g center f o r the area. This f a c t o r was the pr imary 

reason f o r the c i t y ' s growth to 4,187 people by 1900.2 

The a g r i c u l t u r a l products of the county have been and 

remain one of the most impor tan t sources of d o l l a r income. 

Income from farm products and l i v e s t o c k produced more than 

twenty- two m i l l i o n d o l l a r s i n 1964, rep resen t ing a 100 per cent 

^Freese and N i c h o l s , Basic S tud ies , Phase I of Comprehensive 
Plan f o r Denton, Texas, 1960-1985 (Denton, I 9 6 0 ) , p . " 5 . 
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increase in a ten-year period. The number of people employed 

in agricultural work has steadily been decreasing, however, due 

to modernization of equipment. The Texas Employment Commission's 

1965 report on Denton County indicated that less than 10 per cent 
\ 4 

of the labor force was engaged in agricultural pursuits. 

In 1903, a major development in the economic life of the 

city took place. Denton was chosen as the location for two 

new state supported schools, known now.as North Texas State 

University and Texas Woman's University. The founding of these 

two schools established Denton as an educational center and 

helped insure its future growth and development. Today North 

Texas State University occupies 340 acres, and the physical 

plant is valued at over $43,500,000. Texas Woman's University 

has grown to 275 acres, with the physical plant valued at 

$35,685,310.^ Their combined enrollment is over 20,000 students. 

Over 30 per cent of the labor force of the city is directly 

connected with higher education.® Other developments in recent 

years, such as the addition of the Denton State School .for 

mentally retarded children located southeast of the city, and a 

rapidly expanding public school system, have further enlarged 

the economic importance of education to the community. 
3 
Texas Almanac and State Industrial Guide (Dallas, 1969), 

p. 380. 
4Texas Employment Commission, Labor Market Report, Denton 

Texas Area (Dallas, 1966), p. 7. 

Freese and Nichols, Basic Studi es, p. 19. 
6Ibid. , p. 41. 
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Although education has played a major role in shaping the 

economy of Denton, the city could not be classified simply as 

a "college town." A well diversified industrial base has been 

established and is continually growing. The number of manu-

facturing establishments within the city grew from sixteen in 

1933, to twenty-four in 1954, and, by January of 1968, there 

were fifty-four. The number of. employees has grown from .132, 

in 1933 to 1 ,162 in 1954, to more than 2^600 in. January.,_J9,6,8,.^ 

The economic importance of manufacturing to the j;|ty has in-

creased significantly in the past ten years and is expected to 

continue. Of the total employment in the city., manufacturing, 

has risen from 12.3 per cent of the labor force i n 1 9 5 0 , to 

18.6 per cent in I960. 8 The largest of the local manufacturing 

firms are listed in Table I. This table shows the products, 

employees, and market area, and it serves to illustrate the 

diverse manufacturing base which has been developed in the city. 

The wholesale and retail trade has also made gains over 

the past decade. In 1950, 19,2 per cent of the labor force 

was engaged in these activities. The figure had increased to 
Q 

20.1 per cent in 1960. The wholesale and retail trade char-

acteristics for Denton and Denton County establish Denton's 

position as the county's trade center. Of sixty wholesale 

^Denton Chamber of Commerce,"A Report on the Need for 
Direct Access to the Regional Airport," unpublished report, 
Denton, Texas, 1968, p. 3. 

81bi d. , p. 4. 

^Freese and Nichols, Basic Studies, p. 41. 



U J 
—I 
CO 
< C 
1— 

* 
CO 
2 E 
QC 

T*3 

CC 

O 
< C 

I— R—• R— R— R -
FD ID FD <D FD 
SZ SZ SZ C : SZ 
O O O O O CU 

4-> •R* *1— *R~ •R~ *R~ 4-> 
<U 4-3 4-> P—" R - R— R— R— 4-^ R - 4-> R— 4-> R - <D 4-> R— 

FO FD FD FD RD FD FD FD FD (D FD FD FD FD 4-> U FD 
S - SZ SZ C: SZ JZ C SZ SZ SZ SZ SZ SZ C: SZ in •R~ sz 
FD S - u O O O O O S - O u O I—• U O O R— FD S - O CU CU 

S : <U <D •R* *R~ #|*rrv «|MM *|MM» CD *R- CU *R» FD CU *R- •P* <D 5 - 4-J •R— 4-> 4-J 
4-3 +-"» 4-3 4 J CD4-> 4 ^ 4-> 0 > 4 - > 4-> A 4-> CD 4-J O 4-> CO 4-> FD FD 
SZ SZ FD FD A; FD FD SZ CU c FD O SZ CU FD O SZ •I— FD 4-> 4 - J 

H-4 L-H 2 : 2 T oc 2 : 2 : W Z : b~1 Cd 2 S 1—I O 2 : OO 0 0 

<4-
<4-
FD 

4-> 
0 0 

4-> 
U 
3 

X 3 
O 
5 -

O -

E 

•I— 
IJL. 

O O O O O O O C V ! O O C X ) O C \ J O 
O CO M O O N O J R - O OL CO N LO L.O 
^ D C O C M M C M I - R - R - R — 

O U 3 1 0 0 0 0 C 3 0 
LO CO CM C\J O J I— 

I D 

3 
CR 

TO U J 
E 

O JZ 
UL. *1— CO 

4-> 4~> 
E *M O 
CU 3 3 

• P U N 
CO O 
> > X J 

OO C D -
FD 

TO 
CO CO U 
0 ) SZ • ! -
C ' R - P 
R- * 0 W 
CO R— 10 
3 CU R— 

O Q S : C L 

CO 

CU 
R—« 
«R-
H -

A> 
•R» " O 

C 
CD FD 
O> 
JZ 

*R- O 
„ J *R-

%-

CO CD 
CD 

•I— CD 
- A O 
FD RD 

- J LL. 

T/> 

O 
3 
S-, CO 

H - X J 
O 

- A O 
SZ LU. 
FD 

- O 
TO CU 

JSD SZ 
SZ SZ 
RD RD 

H - O 

CO 
- A 
CU S -
CU FD TO 

CD LL. CU CU 
4-J 3 S SZ 
CU "O I •R-
S -
O 
C 

TO O 
R - O 

*R- U 
S— •P-

Q «M 

4-> RD 
(/) J Z 

*R- CL 

3 : TO 
I— < 

SZ O 
RD 4 -> 

I 

* 

R— X J 
RD FD 
<Y CU 

SS: C £ 

« TO 
S - <U 
3 •R— 
O "O 
R— RTS 

J Z 
CD O 
CL FD 
FD S V) 
CL CU 
TO CN E 
2 : SZ O 
CU *R~ DH 
2: 

RD CU 
> > E R ~ 

, — I •R-
•R- CLJ - Q 
FD O O 

A W 2 : 

R—• 
FD 

CO FD CD O -
4-> * R—• SZ •!— TO 
O O O *R- A SZ 
3 4-> O Q £ ' T ~ „ D> 

- O CD SZ *R— 
O FD TO 3 0 0 
U ^ U W Z 

C L " D O FO i— 
Q ) U R - O 3 CO FD 

W CU 
U 4-> 

•R~ CU 
4~> S -
CO U 
FD C 

I—- O 
A . O 

CU O 
CO X J 

CU R— 

" O 4~> 
<L> 4-> 
CU O 

U - CO 

C • « -
> » Q> O 

R - ( O ' R S -
O 3^ CO CU 
O -SZ £ 

J C CD E 
O •R- O 

CO RC O 

O 
O 

CO • O 
E O O 

O 
O TO 

4-J A 
SZ *R— 

T/I CU 4-> 
CO E CO 
CU Ol FD 
SZ *R~ R— 

Z5 CL. 
CO CR 
3 LU • 

CO O 
u 

CU O • 
U - P S 
O U 
O - I - • 

^ U J 

CN > , 
£Z 

S : FD 
CL 

SZ E 
FD O R~~ 
E O CU 
2S OJ 
CU 4-> 

2 : O GO 

T/> 
4-> 
U 
ZJ 

" O 

O 
S -

C3L 

• O 
O 
A 

O 
O 

AI 4-> 
CL CJ 

13 

R— SW C: 
I— CQ +-> O 
CU *r~~ TO 
W QJ C - P 
TO E *I— *R-
3 O Z- SZ 

eel < C 1—* 

u 
4~> 

£Z 
O 

O 

U 

3 : R— 
O J D 
S - 3 
C D CU 

O 
O 

A> 
• C 

O *I— 
O £ -

3 
D") -M 
E A 

"R- FD 
I—~ 
T— 3 
<R- D 
S FD 

2 : 
£Z 
O • 
CO CD 

*R— 

O • 

O 
• O 00 

O CU 
O C E 

O O 
CN*R~ I N 
SZ 4 ~i 

«R> FD CU 
J£Z S-. R~" 
TO (U *R— 

*R~ CH J Q 
R~* *R~ O 

J - 2 
3 

D „ CU 4-> 
DC: CO 

SZ O 
O O E 

4-* J D <U 
SZ JL. 
<U 3 O 

Q |— U-. 

iA 
u 
CU 

- A 
3 
£ -

4-> 
X 

U J 

m 
U 

4 3 
CO 
FD 

C7> CL. 

S O 
A 
C L 
FD 

DC 

O 
O 

# 

CU O 
4-> O 
CU 
S - - A O 
U CD O 
5Z CU 
O CO FD 

O I— 
«— O CO 

C O O C 
O O CU 

4~> CL RA +-> 
C: S - O TO 
CU RD O O 

Q ZC O O 

V) 
SZ 
CTJ 

•R— 

CO 
O 

O 

C 
> > D > 
3 : T ~ 

3 Z • 0 0 
O 

CD O SZ 
+ J O 
FD • CU 

4-> 
00 
S~ 
CU ID 

4-> X 
SZ CU 

CO 

CO 
KO 
CH 

4-> 

S -
O 
CL 
CU 

C3D! 

CU 
O 

CU 
E 
E 
O 

O 

CF— 
O 

S-. 
<U 

J Q 
E 
FD 

J Z 
O 

C 
O 

4-> 
SZ 

CU 
Q 

CU 
U 

3 
O 

OO 



establishments of various kinds in the county in 1965, forty-

seven were located in the city with an annual payroll of 

$1,250,000. Of the 556 retail establishments in the county, 

300 are in the city limits."'® 

Governmental entities in the area are other sources of 

employment which further serve to diversify and add to the 

economic stability of Denton. The first underground Civil 

Defense Control Center in the United States is located in 

Denton. It was constructed by the federal government at a 

cost of $2,400,000. The center employs 100 full time per-

sonnel and has an annual payroll of $750,000.^ 

Other large governmental sources of employment in Denton 

include the State Highway Department resident office with 

sixty employees and the City of Denton whose staff has doubled 

over the past ten years to a present employment of 432 persons. 

The economy of Denton is further integrated into the economics 

physical, and social systems of Denton County and the larger 

metropolitan Fort Worth-Dallas area. There is no doubt that 

Denton's economic status and population would be considerably 

less had the city been further removed from the larger cities. 

Tangible proof of this fact is that 20 per cent of Denton's work 

force is employed in Tarrant and Dallas Counties.^ 

^ D e n t o n Chamber of Commerce, p. 6. 
1 1Ibid. , p. 11 . 

1 2Ikid. s p. 12. 
1 *3 

Freese and Nichols, Basic Studies, p. 11. 



Since the early 1940 1s, a number of communities in Dallas 

and Tarrant; Counties, which were previously only a fraction of 

Denton's size, have mushroomed to cities with populations in 

excess of 40,000 people, as a result of the urban area expansion, 

Most notable in this category have been Garland, Irving, Grand 

Prairie, Arlington, and Richardson. These satellite communities 

were in the immediate path of the larger cities' growth and 

have now been absorbed into a Dallas-Fort Worth megalopolis. 

Their rapid development is expected to be repeated at increas-

ingly greater distances from the central cities in future years. 

It is apparent that Denton's future is tied closely to 

that of the metropolitan area, and that any economic reaction 

in the larger cities will be felt proportionately in Denton. 

The completion of the recently initiated regional airport, to 

be located nineteen miles from Denton, will further accel-

erate the city's growth and absorption into the greater urban 

area. 

But Denton cannot be classified as a satellite city. It 

must be classified as a central city, due primarily to its 

distance from the two larger cities. The Dallas central busi-

ness district is thirty-eight miles from Denton; Fort Worth's 

business area is thirty-five miles away. While Denton will 

not become a suburb of either Dallas or Fort Worth for many 

years, it will continue to experience many of the direct 

effects of this massive urbanization in the form of decentral-

ized manufacturing facilities and commuting residents who work 

in the larger cities. 
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The effects of the expanding Dallas-Fort Worth complex 

have been increasingly apparent with the more rapid growth 

of Denton's population in recent years. The figures presented 

in Table II are census statistics which serve to illustrate 

the slow, steady growth which has taken place until 1960. 

The county had some rapid growth in the early years 

but has leveled out since that time in all but one decade, 

1920-30, in which it showed a decline. The city has shown 

moderate increase through 1960 with the exception of the 

decade between 1940 and 1950. The jump from 11,192 to 

21,372 can be directly attributed to the addition of college 

students to the federal census population figures in 1950. 

The decade between 1960 and 1970 has seen a rapid growth 

rate with 40,000 people estimated to be residing in the city 

in 1970. According to studies recently completed by the 

City of Denton's Planning Department, this growth will con-

tinue, and it has projected a conservative 21,000 increase 

by 1980. 

The city of Denton then, while slightly over one hundred 

years old, has reached its present size and degree of maturity 

through a consistant population increase and a steady economic 

growth. It is a heterogeneous community in that its economic 

base is diverse with no one industry dominating the city's 

economic life. 

The city has experienced a rapid growth in recent years 

which is expected to accelerate. While this growth has made 



TABLE II 

POPULATION GROWTH OF DENTON AND DENTON COUNTY* 

Year Texas Denton County Denton 
1850 • • * 641 * * • 

1860 • • # 5,031 * • • 

1870 • * • 7 ,251 * * * 

1880 • • » 18,143 1 ,194 

1890 • • • 21,289 2,558 

1900 . . . 28,318 4,187 

1910 3,896,542 31 ,258 4,732 

1920 4,663,228 35,355 7,643 

1930 5,824,715 32,822 9,587 

1940 6,414,824 33,658 11 ,192 

1950 7,711 ,194 41 ,365 21 ,372 

1960 9,579,617 47,000 26,844 

1970** 1 1 ,500,000 70,000 40,000 

Source: Texas Almanac and State Industrial Guide 
(Dallas, 1965), pp. 130, 134. 

ick 

ment. 
Source: Estimate by City of Denton Planning Depart-
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t h e community more aware of t he r a p i d l y growing m e t r o p o l i t a n 

a r e a of which i t i s a p a r t , t he a t t i t u d e s and v a l u e s of the 

town a re b a s i c a l l y of a c o n s e r v a t i v e n a t u r e which i s u s u a l l y 

a s s o c i a t e d with s m a l l e r communit ies t h a t have e x p e r i e n c e d 

modera te growth . 

# 
T he Ci ty Sovernmen.t-

In A p r i l s 1958, t h e c i t i z e n s - o f Denton, by a l a r g e m a j o r -

i t y , e l e c t e d . a commission of f i f t e e n c i t i z ens to w r i t e a -new 

c h a r t e r fjpr the s i t y . As proposed by the commission and adopted 

by the v o t e r s on February 24 , 1959, the new c h a r t e r changed 

the form of t he c i t y government from the mayor-commission to 

t h e counci1-manager form of g o v e r n m e n t . ^ Under t he new c h a r t e r , 

t h e Ci ty has and e x e r c i s e s a l l of t h e powers g r a n t e d to C i t i e s 

by the C o n s t i t u t i o n or laws of T e x a s , i n c l u d i n g s p e c i f i c a l l y 

t h o s e powers made a v a i l a b l e t o c i t i e s of more than 5 ,000 

i n h a b i t a n t s by what i s known as the Home Rule Amendment to t h e 
1 R 

C o n s t i t u t i o n of Texas . 

As s p e l l e d out in t he c h a r t e r , t h e p o l i c y making body or 

o v e r - a l l agency of t he c i t y i s t he C i ty C o u n c i l , wM-e4i—i-s— 

composed of f i v e members e l e c t e d by t h e jcl . a t A £ ~ a 

term of two y e a r s , (The terms a re s t a g g e r e d so t h a t two _vacancij2S 
14 

A ful l ! d i s c u s s i o n of the change from old to new c h a r t e r s 
i s p r e s e n t e d in Jimniie Don S t a r r , "Municipal Government T r a n s i -
t i o n in Denton, T e x a s , " unpub l i shed m a s t e r ' s t h e s i s , Department 
of Government, North Texas S t a t e U n i v e r s i t y , Denton, 1962. 

1 5 
Vernon ' s Texas C i v i l S t a t u t e s , A r t i c l e 1175, pa rag raph 34, 

p. 85. ' 
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wil l occur one year and three the next y e a r . The^mayor i s 

e l ec ted from within the Council membership, i s recognized as 

the head of the c i t y governmenjt f o r ceremonial purposes , but 

has no spec ia l a d m i n i s t r a t i v e duty o ther than pres id ing over 

meetings of the City Council . The Council has the power to pass 

o rd inances , determine a l l mat te rs of p o l i c y , and appoint a 

City Manager. The Council holds the Manager r e spons ib le f o r 

the proper execution of i t s p o l i c i e s and the e f f e c t i v e adminis-

t r a t i o n of the depar tments , agenc ies , and se rv i ce s of the c i t y . 

^The Council may remove the Manager i f he does not perform these 

r e s p o n s i b i l i t i e s properly.^1 The c h a r t e r r equ i r e s t h a t the Mana-

ger chosen by the Council must have had a t l e a s t two years exper-

16 

ience as a City Manager or as an Ass i s t an t City Manager. 

As the chief a d m i n i s t r a t i v e o f f i c e r of the C i ty , the 

Manager appoints and may remove the d i r e c t o r s of the depa r t -

ments and other employees. He has the duty of prepar ing the 

annual budget as well as p resen t ing pe r iod ic f i n a n c i a l s t a t e -

ments f o r the informat ion of the Council and the p u b l i c . I t 

i s a l so h is duty to a t t end a l l Council meet ings , make recom-

mendations to the City Counci l , and see t h a t a l l ordinances 

are proper ly enforced . 

The general scope of r e s p o n s i b i l i t y and a u t h o r i t y , then , 

f o r the c i ty government i s well def ined in the c i t y c h a r t e r , 

^Denton Charter Commission, Proposed Charter f o r the City 
of Denton, Texas (Denton, 1958), p r e f ace . 

17 Home Rule Charter f o r thp r-itv n-f nonfnn t 
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as it is in most counci1-manager cities. The Council has the 

final authority and responsibility for policy matters and the 

City Manager makes recommendations and serves as the adminis-

trative head of the city government. The city charter, within 

this structure, also goes to great lengths to assign specific 

areas of responsibility and authority by creating nine admin-

istrative departments. 

The nine administrative departments created by the charter 

are placed under the City Manager, and the same provision 

permits the creation, by ordinance, of"others. ° These nine 

are important because they represent areas which the charter 

commission felt were in need of specific mention. For pur-

poses of this study, the eighth mentioned, the Planning and 

Zoning Department, bears close observation. It is to this 

department that the charter assigned the responsibility for 

action involving blighted areas within the city. 

Of major interest is the fact that 4 1/2 pages of the 

city charter are devoted to Planning and Zoning, whereas only 

6 1/2 pages are devoted to finance. This fact is of signifi-

cance because at the time the new charter was being written 

the major reason for the change in form of government was the 

poor financial status of the city. It can be safely assumed 

then that Planning and Zoning was felt to be of major impor-

tance to the city's future,by the coverage devoted to it in 

the city charter. 

1 8Ibid, , section 5.05. 
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Article 10 of the city charter provides for a Planning 

Department and a Planning and Zoning Commission. It specifies 

that the department be headed by a Director of Planning who 

is appointed by the City Manager. The Director is to serve 

as the executive officer and technical advisor of the Planning 

and Zoning Commission. He may also have other duties and 

responsibilities as the City Manager may assign h i m . ^ 

The City Planning and Zoning Commission consists of five 

real property taxpayers who must be residents of the city. 

They are appointed by the Council for two-year staggered terms, 

with three members being appointed each odd numbered year and 

two each even numbered year. The City Manager, Mayor, and 

Director of Public Works serve as ex officio members but have 

no vote. The members cannot hold any other public office or 

position in the City while on the commission, and they serve 

without pay. The Commission .elects its own chairman from 
ih*Qf > •' *'-•' * 

its members and adopts such rules and regulations as it deems 

best concerning its meetings. If a vacancy occurs, the 

Council appoints a Commissioner to fill the vacancy for the 

unexpired t e r m . ^ 0 

Under Article 10, Section 10.03, the charter sets out the 

duties and powers of the Planning and Zoning Commission under 

two subsections: 

1 9 I b j d „ , section 10.01. 

^Ibid,. , section 10.02. 
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(a) The Planning and Zoning Commission shall: 
(1) make, amend, extend and add to the master plan 

for the physical development of the City; 
(2) formulate and adopt regulations governing the 

planning or subdividing of land within the City 
(The applicable provisions of Charter 1, Title 28 
of the Revised Civil Statutes of the State of 
Texas, 1925, as now or hereafter amended, are 
hereby adopted and made a part of this charter, 
and shall be controlling on the Planning and 
Zoning Commission.); 

(3) draft for the Council an Official Map of the 
City and recommend approval or disapproval of 
proposed changes in said map; keep such map 
up-to-date so as to reflect any changes in the 

, boundary or the zoning plan for the City; 
/ (4) make and recommend plans for the clearance and 

rebuilding of any slum districts or blighted 
areas within the City; 

(5) recommend approval or disapproval of proposed 
changes in the zoning plan and ordinance of this 
City and have all the power, duty, and authority 
of a Zoning Commission as provided in Vernon's 
Texas Civil Statutes, 1948, Article lOllf, as 
now or hereafter amended, all of which are 
hereby adopted as a part of this charter; 

(6) submit annually to the City Manager, not less 
than ninety days prior to the beginning of the 
budget year, a list of recommended capital 
improvements, which in the opinion of the Com-
mission ought to be constructed during the 
forthcoming five-year period (Such list shall be 
arranged in order of preference, with recom-
mendations as to which projects should be 
constructed in which year, and the City Manager 
shall forthwith furnish a copy of such recommend-
ations to each member of the Council.); 

y (7) promote public interest in and understanding of 
the Master Plan and of planning, zoning, clearance 
of blighted areas and development of the City; 

(8) meet not less than once each month and keep a 
public record of its resolutions, findings and 
determinations; and 

(9) hold such public hearings as it may deem desirable 
in the public interest and advise the Council upon 
such matters as the Council may request its advice. 

(b) For the accomplishment of the foregoing purposes the 
Planning and Zoning Commission is hereby empowered to: 
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(1) r e q u i r e i n f o r m a t i o n which s h a l l be f u r n i s h e d 
w i t h i n a reasonable t ime from the o ther depa r t -
ments of the C i t y Government i n r e l a t i o n to i t s 
work ; 

(2 ) w i t h i n i t s budget a p p r o p r i a t i o n , recommend the 
employment of c i t y p lanners and o ther consu l tan ts 
f o r such se rv i ces as i t may r e q u i r e ; 

(3) request a d d i t i o n a l ass is tance f o r spec ia l survey 
work o f the C i t y Manager, who may at h i s d i s c r e t i o n 
ass ign to the Planning and Zoning Commission 
employees o f any a d m i n i s t r a t i v e department or 
d i r e c t such department to make spec ia l s t ud ies 
requested by the Commission; 

(4 ) i n the performance o f i t s f u n c t i o n s , en te r upon 
any land and make examinat ions and surveys and 
p lace and ma in ta in necessary monuments and marks 
the reon ; and 

(5) make and recommend plans f o r the r e p l a n n i n g , 
improvement and redevelopment o f neighborhoods 
or o f any area or d i s t r i c t which may be 
dest royed i n whole or i n p a r t or s e r i o u s l y 
damaged by f i r e , ear thquake , f l o o d or d i s a s t e r . 

The d u t i e s mentioned i n numbers f o u r and seven are of 

p a r t i c u l a r i n t e r e s t as i t i s here t h a t s p e c i f i c r e s p o n s i b i l i t y 

fO£. j i ^k , lng, recomiriending, and promot ing p u b l i c i n t e r e s t i n 

p lans f o r the c learance and r e h a b i l i t a t i o n o f b l i g h t e d areas 

w i t h i n the c i t y i s ass igned. 

Jus t as s i g n i f i c a n t , however, i s the broad scope o f 

r e s p o n s i b i l i t y which i s assigned to the Commission i n the 

Other seven d u t i e s descr ibed i n subsec t ion ( a ) . The d u t i e s , 

a l though a l l concerned w i t h the f i e l d o f p lann ing and zon ing , 

are broad and r e q u i r e l a rge ou t l ays o f t ime to p r o p e r l y e v a l u a t e , 

even f o r a smal l c i t y . The tasks o f rev iew ing r e v i s i o n s to the 

master p l a n ; f o r m u l a t i n g s u b d i v i s i o n r e g u l a t i o n s ; e s t a b l i s h i n g 

p lans f o r slum and b l i g h t e d a reas ; s u b m i t t i n g a f i v e year 

21 
I b i d . , s e c t i o n 10.03. 
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c a p i t a l improvements program annual ly ; and promoting publ ic 

i n t e r e s t and understanding while conducting publ ic hear ings 

and formulat ing recommendations on zoning reques t s hardly 

make f o r an enviable job . 

The powers assigned by the cha r t e r to enable the Com-

mission to perform i t s d u t i e s demonstrate the i n t e n t of the 

c h a r t e r commissioners to equip the Planning and Zoning Com-

mission with a l l of the t o o l s a v a i l a b l e to insure a s a t i s f a c -

tory job . 

The cha r t e r goes on to f u r t h e r s e t a u t h o r i t y f o r slum 

c learance and r e h a b i l i t a t i o n of b l igh ted areas in the l a s t 

s ec t ion of A r t i c l e 10: 

The Council may adopt , modify , and carry out plans 
proposed by the Planning and Zoning Commission f o r 
the c learance of slum d i s t r i c t s and b l igh ted areas 
wi th in the City and, f o r the accompl 1 s t aS i^ 
purpose, may acquire by purchase or condemnalio/Pall 
p r i v a t e l y owned l and , b u i l d i n g s , and oWer rea l 
proper ty i n t e r e s t wi th in the d i s t r i c t ; may e s t a b l i s h , 
l o c a t e , r e l o c a t e , b u i l d , and improve the s t r e e t s and 
o ther publ ic open spaces provided f o r in the p lan ; 
may ma in ta in , o p e r a t e , l e a se or s e l l said bu i ld ings 
or any of them; may s e l l the land or any pa r t thereof 
designated fo r bu i l d ings and p r i v a t e open spaces upon 
such terms and cond i t ions and sub j ec t to such r e s t r i c t i o n s 
as to bui ld ing uses and open spaces as wi l l s u b s t a n t i a l l y 
car ry out and e f f e c t the p l a n . 2 2 

This sec t ion r e a s s e r t e d the au tho r i t y of the Council 

in t h i s area of government a c t i v i t y even though i t i s implied 

by i t s previous ly being mentioned in the A r t i c l e as a duty of 

the Planning and Zoning Board. This power fo r ac t ion in slum 

c learance i s a l so granted by s t a t e law, so i t was s p e c i f i c a l l y 

2 2 I b i d . , s ec t ion 10 .12 . 
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on the minds of the Commissioners that the voters approve 

this section although it was already a power of the municipal 

government., regardless of whether it was included in the 

charter.^ 

Among the duties of the Planning and Zoning Commission, 

and basic for the accomplishment or implementation of the 

Commission's other duties, was that of compiling and recom-

mending a comprehensive master plan. Such basic planning 

data as land-use maps and indications of the general direction of 

growth were necessary before the Commission could perform its 

other duties. 

The city charter, in the fourth section of Article 10, 

specifically set forth the requirements for the master plan 

for the physical development of the city. It had to show 

the Commission's recommendations for the development of city 

territory, and was to include, although not be limited to 

the following: 

(a) the general location, character, and extent of 
streets, bridges, parks, waterways and other 
public ways, grounds and spaces; 

(b) the general location of public buildings and other 
public property; 

(c) the general location and extent of public utilities, 
whether publicly or privately owned; 

(d) the removal, relocation, widening, extension, 
narrowing, vacation, abandonment or change of use 
of such existing or future public ways, grounds, 
spaces, buildings, property or utilities; and 

(e) thegeneral extent and location of public housing 
projects and slum-clearance projects.24 

23 
Vernon s Texas CiviT Statutes, Article 1175, paragraph 

34, p. 85. 
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The legal effect of the required master plan was speci-

fically set forth in the fourth section of Article 10 and made 

the master plan or Its revision mandatory for future public 

improvements. 

No street, park, or other public way, ground or space, 
no public building or structure and no public utility 
whether publicly or privately owned, shall be constructed 
or authorized in the City, nor shall any real property 
be acquired by the City, until and unless the location 
and extent thereof shall have been submitted to and 
approved by the Commission; provided that, in case of 
disapproval, the Commission shall within thirty days 
communicate its reasons to the Council, which shall 
have the power to overrule such disapproval, and upon 
such overruling, the Council or the appropriate office, 
department or agency shall have power to proceed. The 
widening, vacating or change in the use of any street or 
the sale of any public buildings or real property shall 
be subject.25 

Conclusion 

There are no two cities which are exactly alike. They 

may have striking similarities, but each city has its indi-

vidual characteristics which establish it as a unique and 

separate entity. For the purpose of this study, the character-

istics of Denton, both as a city and as a governmental entity, 

are important in order to better understand the environment 

in which the events which are discussed herein took place. 

25 
Ibid. , section 10.05. 



CHAPTER I I 

EARLY RECOMMENDATIONS TO IMPROVE 

THE SOUTHEAST AREA 

M firi #W 

In 1960, i n accordance w i t h the c i t y c h a r t e r , the C i t y 

o f Denton entered i n t o a s tudy which r e s u l t e d i n i t s f i r s t 

Comprehensive C i t y Plan f o r Community Improvement.^ Inc luded 

i n the 1960 Comprehensive Plan was the f i r s t o f f i c i a l recog-

n i t i o n t h a t the southeast area c o n s t i t u t e d a se r ious problem 

f o r the c i t y . 

The C i t y o f Denton had prepared t w o _ c 1 1 £ t o 

the 1960 p r o j e c t . The f i r s t p lan was completed i n 1931 when 

tfte c i t y was es t imated t o have a popu la t i on of 14,000. The 

plein Inc luded s t ud i es on s t r e e t s , u t i l i t i e s , pa rks , zon ing , 

and s u b d i v i s i o n r e g u l a t i o n s , but the m a j o r i t y o f the study was 

demoted to s t r e e t improvements. The area covered i n the 1931 

p lan was approx imate ly t w o - t h i r d s the s i z e of the c i t y i n I 9 6 0 . 2 

A second p lan was completed i n 1948. By t h i s t ime the c i t y 

was es t imated to have a p o p u l a t i o n of 20,000, and the c i t y ' s 

^Freese and N i c h o l s , Basic S t u d i e s , Phase I o f Comprehensive 
Plan f o r Denton, Texas, 1960-1985 (.Denton, 1960) , p. i i i . 

2 I b i d . 
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boundar ies were nea r ly the same as they were in the 1960 s tudy . 

This p l a n , l i k e the 1931 s t u d y , was l a r g e l y devoted to s t r e e t 
3 

improvements. 

$ In 1960, the City Council and the Planning and Zoning 

Commission took „the i n i t i a l s t e p s t o begin work on a new p l a n . 
\|M p « »? 

Two Rlj*nrn i rms from the c i t y of For t Worth were s e l e c t e d 
a s^ the _g_T anning... c o n s u l t a n t s . The c i t y a d m i n i s t r a t i o n then decided 

t o seek f i n a n c i a l aid from the f e d e r a l government. Such a s s i s t -

ance was o f f e r e d f o r advanced planning as s e t f o r t h in the T i t l e 

VI I , Sec t ion 701 of the Housing Act of 1954 as amended. This 

a c t made g r a n t s - i n - a i d , up to 50 per c e n t , a v a i l a b l e f o r urban 

p lanning a s s i s t a n c e to c i t i e s of l e s s than 25,000 p o p u l a t i o n . 4 

The funds were admin i s t e red through the Housing and Home Finance 

Agency of the f e d e r a l government and the Texas S t a t e Department 

of H e a l t h . ^ 

In 1960, the plan was prepared f o r the c i t y by the c o n s u l -

t a n t s through the use of 701 f u n d s . In t h i s way, the c i t y was 

ab le t o ob t a in a more comprehensive plan than i t could have 

ob ta ined through i t s own l i m i t e d r e s o u r c e s . Actual work on 

the plan began in November of 1959.® 

The Comprehensive Plan was prepared in seven s e p a r a t e 

p h a s e s , each s t a g e of work c o n s i s t i n g of a s e p a r a t e submission 

to the c i t y Planning and Zoning Commission. The s e p a r a t e 

3 I b i d . 

4 £- £• S t a t u t e s a t Large, Vol. 6J3, Pa r t I_, p. 590, (1954) . 
5 F r e e s e and N i c h o l s , Basic S t u d i e s , p. i v . 

6thl'H n 
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repor ts in the order of accomplishment were as f o l l o w s : 

Phase I Basic Studies 

Phase I I Land Use 

Phase I I I Thoroughfares and Parking 

Phase IV Community F a c i l i t i e s 

Phase V Capi ta l Improvements Program 

Phase VI Planning Contro ls and Plan Admin i s t ra t i on 

Phase VI I Comprehensive Plan Report^ 

The Land Use Plan submit ted as the second phase was an 

eva lua t ion of the var ious land uses t ha t would be requ i red by 

the f u t u r e populat ion of Denton. The p ro jec t i ons in the plan 

were f o r a twen ty - f i ve -yea r pe r iod . The purpose of the plan 

was s ta ted thus: 

. . . to produce an e f f i c i e n t arrangement of land uses, 
i n proper q u a n t i t i e s and r e l a t i o n s h i p s to insure the 
g rea tes t p r a c t i c a l economy i n the p rov i s ion of serv ices 
t ha t w i l l con t r i bu te to p reserva t ion of proper ty values 
and assets and a f u l l r e a l i z a t i o n of the bene f i t s and 
advantages of urban l i v i n g . 8 

In order to achieve t h i s purpose, the s i x t h sec t ion of 

Phase I I was devoted to the f i r s t o f f i c i a l eva lua t ion of 

b l i g h t e d condi t ions i n the c i t y . 

Areas With B l i gh ted Condit ions 

The repor t noted t ha t there were several areas w i t h i n 

the c i t y which could be c l a s s i f i e d as substandard. Four 

7 1 b i d. 
g 

Freese and N icho l s , Land Use, Phase I I of Comprehensive 
Plan f o r Denton, Texas, 1960-1985 (Denton, 1960), p. i v . 
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reasons were given why these areas should be a cause of concern 

to the ci t y : 

a . Not only is growth impaired in the immediate v i c i n i t y , -
but t h e i r s t a t e of cond.iWon ,ref 1 ec t s upon the cha rac te r 
of the community, i t s p r ideYand general w e l f a r e . 

b. A re ta rded growth area i s sub j ec t to b l i g h t causing 
a drain on the c i ty f i n a n c i a l s t r u c t u r e . 

c . Such sec t ions r equ i r e po l i ce and f i r e p ro t ec t i on and 
we l fa re funds f a r out of propor t ion to t h e i r tax r e t u r n s . 

d. Of the most concern i s t 0 ^ e ^ § / y f e n c y of such b l igh ted 
areas to cont inue in d e t e r i o r a t i o n and bring ad jo in ing 
d i s t r i c t s down to t h e i r level r a t h e r than remaining 
s t a t i c or d i sappear ing by themselves.9 

Several reasons were given f o r the continued ex i s t ance of 

substandard areas in the c i t y . The ma jo r i ty of the areas were 

found to be the r e s u l t of slow and l imi ted land use success ion . 

When these areas were o r i g i n a l l y developed, they were the b e t t e r 

neighborhoods in the c i t y . They were developed, however, when 

s tandards of l i v ing were much lower and such improvements as 

paved s t r e e t s , u t i l i t i e s , and r e s i d e n t i a l l o t s l a r g e r than f i f t y 

f e e t were considered l u x u r i e s . As s tandards of l i v ing improved, 

the f a m i l i e s in these s ec t i ons moved to b e t t e r neighborhoods, 

and in too many cases the o lder homes became r en t a l un i t s f o r 

lower income f a m i l i e s . The r en t a l un i t s genera l ly were not 

improved s ince the added cos t s would inc rease the r en t s they 

would have to command to f a r above the reach of most neighbor-

hood r e s i d e n t s . Those homes which were p r i v a t e l y owned a lso 

received l i t t l e Improvement due to the owners' f i n a n c i a l i n a b i l i t y . 1 

9 1 b i d . , p. 59. 
1 0 I b i d . , p. 60. 
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Other substandard areas found in the city were sections 

which had always been substandard. The lack of adequate 

building codes, subdivision and zoning regulations, and their 

enforcement had permitted the growth of haphazardly planned 

neighborhoods that had resulted in instant slums. These 

conditions were cited among the most serious problems facing 

the city of Denton at that time.^ 

The consultants went on in their report to generally 
§>*?• #Ch' * ft 

describe blighted conditions in the city as an almost conti-

guous area on the perimeter of the developed city on the south, 

southeast, and east. Only one blighted neighborhood was found 

to be outside this area and it was described as south of Hickory 

Street and west of the North Texas State University campus, on 

the western edge of the corporate limits. Not all of the 

structures located in this area were thought to be substandard. 

It was stated that there was, however, an overall tendency in 

each of these areas toward deterioration and limitation of 
•I p 

acceptable development. 
Surveys conducted by the consultants revealed that very 

little residential growth had taken place in recent years. 

This was not true of other sections of the city as most had 

experienced a rapid growth. The new construction that had 

taken place was for commercial and industrial use and was 
1 3 

located near the railroads or highways. 

1 ̂  I b i d. 
1 2Ibid., p. 60, 61. 

l 3Ibid., p. 61. 
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The entire black population of the city was found to be 

living in the southeast section of the city, which was clas-

sified as s u b s t a n d a r d . This concentration was considered to 

exist because of the low income of the group. For v a r i o u s 

other r e a s o n s , the blacks were located apart from the rest 

of the c o m m u n i t y , rejgardless of individual income. This was 

felt to be in conflict with the m o b i l i t y of white residents 
yyf&j es; 

of the city w h o could live throughout the community and were 

only limited by their financial status. It was considered an 

axiom in the report that no family will live in a substandard 

n e i g h b o r h o o d if it can afford to move to a better n e i g h b o r h o o d . 

C o n v e r s e l y , it was assumed that upgrading and improving a 

s u b s t a n d a r d neighborhood was a desired goal of all the residents 

of such an a r e a . ^ 

C h a r a c t e r i s t i c s of the Blighted N e i g h b o r h o o d s 

The location and characteristics of the blighted neigh-

borrtoods were documented by two surveys of the entire city of 

D e n t o n . A land use survey was conducted to find the use of 

each piece of property and the location and condition of all 

structures in the city. Additional information concerning 

street w i d t h , s u r f a c i n g , and drainage was collected during 

a second survey. After the data was compiled from these two 

s u r v e y s , an additional study was made of each area found to 
15 

be s u b s t a n d a r d , 

1 4 I b 1 d . , p. 62. l 5 I b 1 d . 
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This third survey revealed that the predominant,character-

istlc of these neighborhoods was the presence of substandard 
';Y\ "i A 1 ' 11>« 

housing. Throughout the city, 280 structures were classified 

as substandard. In all, 274 of the structures were single rl 

family residences and the remaining six were duplexes. These 

houses only represented 4.5 per cent of the single family 

homes, and only 3.7 per cent of the total residential units in 

Denton, but the consultants felt that the presence of 280 sub-

standard structures was a problem of major consequence.^ . For 

the purpose of the survey, a residence was considered substandard 

if any of the following conditions existed: 

1. Structurally unsound or in a very bad state of repair. 
2. No inside water, no hot water, no inside tub or shower, 

no electricity, or no kitchen sink. 
3. No properly functioning method of disposing of house-

hold sewage (no connection to public sewer or septic 
tank.) 

4. Any living or sleeping rooms without adequate light, 
ventilation, or screened openings. 

5. Inadequate or unsafe heating facilities. 
6. Insufficient size for the number of persons residing 

1n the house (less than one room for each 1.5 people.) 
7. Poorly graded lot allowing water to stand under house 

or on premises. 
8. Inadequate yard space for some degree of privacy, laundry 

drying, play area for children, and normal family 
activities.!7 

yy< Q, 

The lack of paved streets and inadequate drainage were 

two characteristics of the blighted neighborhoods which were 

reported as constituting the largest problems facing the city. 

Throughout Denton, little underground storm drainage existed 

and in the substandard areas there was little or no control of 

1 6Ibid., p. 63. * 7Ibid., p. 64. 

J 
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storm water . A study of the e n t i r e s t r e e t system revealed 

t h a t only 40 per cent of the 107 miles of s t r e e t s in Denton 

were paved. I t was noted t h a t most of the unpaved s t r e e t s were 

in low cos t housing a reas where proper ty owners could not a f f o r d 
cv»><s> s v j } f»%SwMcx 

normal assessment cos t s f o r paving and drainage c o n t r o l . ® 

Other c h a r a c t e r i s t i c s which were found to be con t r i bu t i ng 

to substandard cond i t ions in the neighborhoods included over-

crowding of land due to small l o t s and the ex i s t ance of incom-
* ' ' " " 

p a t i b l e land uses where i n d u s t r i a l or commercial uses were 

loca ted ad jacen t to homes, causing reduced r e s i d e n t i a l va lues . 

The areas descr ibed as substandard a l so contained a la rge number 

of vacant l o t s . This was considered a r e s u l t of the general 

condi t ions of the neighborhoods, but the unused l o t s had grown 
19 

up in weeds and c o l l e c t e d debr i s causing add i t i ona l b l i g h t . 

In order to analyze each b l igh ted a r ea , the consu l t an t s 

e s t a b l i s h e d four c a t e g o r i e s . Each of the areas t h a t had some 

degree of b l i g h t were placed under one of the fol lowing headings: 

Conservation A.--The a reas which were included in t h i s 

c l a s s i f i c a t i o n were those in whiich s t r u c t u r e s were thought to 

be predominantly s t a n d a r d . Only normal maintenance and modern-

i z a t i o n of s t r u c t u r e s , and p r o t e ^ t i o p from adverse in f luences 

such as the 1jrtru_sion' of nonconforming uses were required to 

s u s t a i n the d e s i r a b l e c h a r a c t e r i s t i c s of the a rea . 
1 8 I b 1 d . , p. 64. 
! 9 I b i d . , p. 65. 
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Conservation B. --Areas Included in / t h j s c l a s s i f i c a t i o n 
' ' ' ' 

were those wi th in which d e f i n i t e d e t e r i o r a t i o n was ev iden t . 

Remedial ac t ion was thought p r a c t i c a l and was requi red to 

re tu rn the areas to s a t i s f a c t o r y cond i t ion . I t was f e l t t h a t 

such neighborhoods would gradual ly f a l l i n to a lower c l a s s i -

f i c a t i o n i f d e t e r i o r a t i o n and lack of r e p a i r s were allowed to 

cont inue . 

Redevelopment A.--These areas contained d e f i n i t e b l i g h t 

to the ex ten t t h a t r e h a b i l i t a t i o n was r e q u i r e d . Res ident ia l 

s t r u c t u r e s wi th in the area were descr ibed as genera l ly unsa t -

i s f a c t o r y and were c l a s s i f i e d in one of the fol lowing ways: 

1. The bas ic s t r u c t u r e was sound, reasonable r e p a i r s 

would make the house s tandard and would not exceed 

50 per cent of the value of the s t r u c t u r e . 

2. The bas ic s t r u c t u r e was unsound, and i t had l e s s 

than 400 square f e e t of l i v ing space and r e p a i r s 

would exceed 50 per cent of the value a f t e r r e p a i r . 

Areas included in Redevelopment A contained many type (1) 

s t r u c t u r e s and s c a t t e r e d type (2 ) . Overcrowding of land t h a t 

was to be included in t h i s c l a s s i f i c a t i o n would be gene ra l . 

R e h a b i l i t a t i o n a r e a s , because of l o c a t i o n , cha rac te r of 

s t r u c t u r e s , and land u se , were recommended fo r cons idera t ion 

f o r r e h a b i l i t a t i o n in any urban renewal program. 

Redevelopment B.-~This type of area was one which contained 

predominantly substandard dwel l ings , type C2l above. Serious 
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crowding was evident. Rehabilitation was not considered prac-

tical due to the condition of structures, or because residential 

uses were inappropriate and could not be retained. This latter 

effect was attributed to existing industrial uses or evident 

- appropriate industrial use. 2 0 

In order to present more detailed study of the existing 

neighborhoods showing signs of decline, the consultants out-

lined e^ch area and presented brief descriptions of each area. 

They were described in relation to the preceding classifications. 
O 

A totgl of six areas were outlined. Four of them were described 

as white and were composed of low income residents;%The en-

croachment of commercial and industrial uses was thought' t-o be 

the primary reason for blighted conditions in all four ?reas. 

The southeast section of Denton constituted the remaining two 

areas and were 1 Is ted as.areas ..nufflbgjtL.jf.ftMr-.-and five. These 

rje contiguous areas were considered by the consultants 

to be the major blighted sections in the city. 

j&rea number four.--This area was reported to be heavily 

developed and one of the older parts of the city. It was 

described as roughly bounded by the Dallas highway on the west, 

vacant land on the south, industrial use on the north, and a 

park on the east. With few exceptions, the area's residents 

were found to be black. Two main railroad lines and a switching 

.c®'*n.eG.^Aon .Gu.tthrough this area. One large branch of Pecan 

2 QIbid. , pp. 65-67. 
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Creek, a major drainage creek running through the city, 

bisected the area from west to east. 0nehundred and twe1 ye 

substandard residential units were reported within its bound-

aries. Only a few blocks of streets were reported to be paved. 

The reasons that were given for the substandard nature of this 

area were the railroads, the lack of paved streets, and, basic-

ally, the low income of its residents. This area was classified 

partly in botJ\( Redevel opment A and B. Certain parts of the 

tract on the park side and to the near south were considered 

very desirable for rehabilitation â s residential use. Enough 

standard and near standard structures were available to make 
yj?:\ v fof 

such a move economically feasible. On the west side of the 
* V- „ 

tract and around the railroads it was considered advisable to 

allow the land to convert to industrial use. Such revision, 

it was noted, would probably require positive action by the 

community. Regardless of the future use, however, the consul-

tants felt that the area was in need of street improvements and 

major rehabilitation of the Pecan Creek branch.^ 

Area: number five.--This area was described as the eastern 

edge of the city with agricultural land along its eastern border. 

To the west was a park, a cemetery, and several industrial sites. 

The north boundary was McKinney Street with standard housing 

beyond. Most residents of this area were also black. A total 

of fifty-six dwelling units within thi^ tract were of substandard 

conditions. One of the major deterents to acceptable growth 

2 1 Ibid., pp. 70-71. 
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was found to be the uncleared and largely uncontrolled branches 

oftPecan Creek. The branch mentioned in area four and the main 

stem of the creek meet in this area and divide it into three 

separate units. Further influences on the area were the 
a <y -'a- tf 

cemetary, the adjoining industries, and occasional odors from 
V"'f ̂$1*4 

the City sewage treatment plant which was located farther down 

Pecan Creek. It was felt that residential use should be main-

tained and that the entire tract could be classed as Redevel-

opment A. In order to remedy existing blighted conditions, a 

first step recommended was to require clearing and channel 
~ld< 

rectification of the streams. It was also noted that paved 

streets were a must since many of those existing then were 

nearer trails than roadways. Since existing plans by the 

City were to move the sewage treatment plant much farther 

<3 qwn stream to a new site, the odor problem was not considered 
cfaAi* lilf • • 

perttnerrt. A community urban renewal effort was considered and 

fecojpjended for this area in order for the residential structures 

to be brought up to standards.^ 

Recommendations for Removing 

Blighted Conditions 

In their conclusion, the consultants outlined several 

means available to the City for eliminating the blighted 

conditions outlined in their report. At the City level, there 

were several major steps that were recommended to improve the 

substandard areas and keep.similar-situations from recurring 
22 Ibid. , pp. 71-72. 
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1n the future. Actions which were ^recommended included the 

following: 

a. The formation of some sort of a "Grass Roots" or 
"Citizens Committee" would be a means of obtaining 
public support for the proposed -measures. A city-
wide organization of this sort could be further 
broken down with the representatives of the group 
meeting with the people in the neighborhoods. In 
this way, more people could become aware of the 
problems and their solutions. 

b. The enactment of more thorough zoning and subdivision 
controls. 

c. The enactment of a minimum standards housing ordinance 

d. The enactment of improved sanitation laws. 

e. The provisions of needed public improvements through-
out the existing areas. These would not only include 
existing retarded areas, but would also take in areas 
of the city where potential problems exist or may 
occur. 

These local community actions were considered the most 

desirable method of correcting the blighted conditions in the 

community. It was pointed out, however, that they would not 

obtain significant results without substantial public interest 

and support. In view of the large financial commitment that 

would be necessary, federal aids in the form of financial 

and technical assistance were recommended, if the projects 

could not be handled at the local level. These federal aids 

included Urban Renewal and Public Housing. 

The primary program of improvement that was recommended 

by the 1960 report was made available by the federal govern-

ment through the Federal Housing Act.of-1949 as.amended. The 

2 3Ibid. , pp. 73-74. 2 4Ibid., p. 74. 
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Housing Act of 1949 was the first legislation to combine 

public and private enterprise, acting jointly to provide 

housing, clear slums, and redevelop the cleared areas. The 

Act had two major provisions. Title I provided for federal 

financial aid, to be administered through local public agencies, 

for slum area redevelopment by private enterprise or by public 

nonprofit agencies. Title II provided for public housing. 

Urban Renewal, as set forth in the Housing Act of 1949, as 

amended, was a long-range effort to achieve better communities 

through planned redevelopment of deteriorated and deteriorating 

areas, both residential and nonresidential, and the removal of 

factors which created slums and blight with various types of fed-

eral assistance. It was designed to be carried out at the local 

level and involved cooperation among local governments, private 
? s 

enterprise, citizens, and the federal government. 
«/;rowv&'WW 

A Title I Urban Renewal project could involve acquiring 

and clearing a slum or blighted area and disposing of the land 

for redevelopment in accordance with planned uses. A project 
qprt '• t h j b emtiJ 

could also involve rehabilitation of structures in a deteriorated 

area by property owners accompanied by improvement of community 

facilities by the local government. The project could also 

involve a combination of these activities.^ 
25 

U.« S. Statutes at Large, Vol. 63, Part I, p. 413, (1949). 
Z 60ffice of Economic Opportunity, Catalog of Federal 

Domestic Assistance (Washington, D. C., 1969), p. 321. 
27 Ibid. 
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In the Urban Renewal Program, assistance was provided for 

a wide scope of activities and made it the most comprehensive 

federal aid program for blighted areas. In the first step of 

the program, assistance was provided for initial surveys and 

planning for over-all community improvement. Then an advance 

of funds was made for the planning of specific Urban Renewal 

projects. When these detailed plans were completed, the 

Housing and Home Finance Agency, which administered the program, 

provided temporary loans, definitive loans, and capital grants 

for carrying out the project. Under various housing programs, 

FHA Mortgage Insurance was authorized for up to 95 per cent of 

the value of a home for rehabilitation, for the construction 

of new multiple family units, or for the rehabilitation of 

rental housing. Another FHA program was available to provide 

low-cost housing for families displaced by government action 

during the project. Mortgage Insurance was also available to 

encourage home ownership of new or rehabilitated housing by 

providing for a 5 per cent down payment and a maximum mortgage 
no 

amount of $9,000. 

Through various programs which were available only in 

Urban Renewal areas, funds were available for the acquisition 

of property in the project areas, for the demolition or removal 

of buildings, and for improvements made in accordance with 

plans for the area. The installation, construction or recon-

struction of streets, utilities, parks, playgrounds, and other 
C* *' 

Freese and Nichols, Land Use, p. 75. 
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necessary public improvements were also funded through the 

project. Funds were also available for the sale of any pro-

perty acquired in an Urban Renewal area including sales, initial 

leasing, or retention by the local agency administering the Urban 

Renewal program, at the fair market value, in order to accomplish 

the objectives of the program. Funds were also available to 

provide for a program of voluntary repair and rehabilitation 

of buildings/ 2 9 

Urban Renewal then was and is a comprehensive process that 

can involve both clearance and conservation of structures. It 

can also include the costs of providing public facilities and 

make it economically feasible for residents in the areas to build 

new housing or rehabilitate older structures. The program has 

flexibility and allows considerable local discretion in what 

it will include and how it will be administered. Generally, 

however, an Urban Renewal project proceeds along the following 

1ines: 

1. The submission and approval of a survey and planning 
application for an urban renewal project. 

2. The undertaking of the necessary surveys to provide 
the data essential for programming the project, and 
developing of the urban renewal plan. 

3. The acquisition of properties. 

4. The relocation of all families and businesses. 

5. Demolition of structures. / 

6. The rehabilitation or conservation of all structures 
determined to be economically feasible for such treat-
went and permitted by the plan. 

2 9Ibid. , p. 76. 
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7. The installation of all public improvements such as 
roads, sidewalks, utilities, schools, parking lots, 
and parks. 

8. The resale or other disposition of the cleared land 
to developers who have agreed to build in accordance 
with the provisions of the urban renewal plan. 

30 

9. Finally, the completion of the new construction. 

When an Urban Renewal project has been completed, the 

federal government pays two-thirds of the net cost of the pro-

ject and the local community pays the remaining one-third. The 

local community's share of the cost could be met by a cash pay-

ment from local bonds or revenue. The city could also meet 

any pprtion of the project cost by performing approved work or 

services in connection with the program.3^ 
(. The Urban Renewal Program is one of the most controversial 

federal programs to be initiated in recent times. The program 

presents a departure from land use theory of the past,and the 

fundamental principal upon which it is based, its revolutionary 

use of eminent domain to condemn private property for resale to 

private developers, was upheld by the courts in 1954. The 

plaintiffs lost their suit to enjoin the Urban Renewal agency 

from condemning their property. They contended that the Housing 

Act of 1949 was unconstitutional; they held that it permitted 

public condemnation of private property and resal^ to other 

private persons. A United States District Court and later the 

United States Supreme Court upheld the constitutionality of the 

Urban Renewal Program. The court held that the concept of the 

30 
Alfred P. Van Huyck and Jack Hornung, The Citizens' Guide 

to Urban Renewal (New Jersey, 1963), p. 15. 
3 1 F r Anrf M 4 r h n l o -i * A n* 
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public welfare is broad and inclusive, an J defended the public 

power to take private property and •'resell! i ̂  to other private 
32 

persons for public purpose, 

Also recommended by the consultants in the 1960 report 

was the possible use of public housing within the city. As 

set forth in Title II of the 1949 Act, and as amended, it pro-

vides for public housing for families of low income under a 

local Public Housing A u t h o r i t y . ^ In the public housing program, 

standard housing is made available to low income families through 

a federal subsidy which makes up the difference between the 

economic rent which would have to be paid to finance the project 

and the rental which the tenants could afford to pay. 

Conclus i on 

The 1960 Master Plan was written primarily to serve as a 

twenty-five year guide for future public facilities. Therefore 

it was quite general and oversimplified. However, as pointed 

out in the introduction, this was the first over-all attempt 

by the city to make a comprehensive evaluation of its condition, 

and certainly in such an undertaking, all materials had to be 

limited to a general approach and simplified. It was, however, 

an important contribution toward improving blighted conditions 

in the southeast Denton area in that the problems were defined 

and solutions proposed. The recommendations for local action 

provided the basis for implementing actions which provided the 

Op 
Berman v. Parker, 348 U. S. 26 (1954). 

33 
U. i- Statutes at Large, Vol. 63_, Part I, p. 413 , (1949) 
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City with the necessary tools to control urban decay in the 

future. The specific recommendations for federally aided 

Urban Renewal and Public Housing programs were also to have 

importance for future efforts in the area. 



CHAPTER III 

THE 1965 COMMUNITY ACTION SURVEY REPORT 

The Survey 

During the early 1960's, interest was continually growing 

for sojue type of action by the City to correct blighted condi-

tions in the southeast Denton area. The interest and growing 

awareness of the problems in the area was not the result of an 

organized local campaign. It was due primarily to three factors: 

the priority and publicity which was being given to poverty areas 

at the national level; a growing number of complaints by south-

east Denton residents; and the concern that was expressed by a 

growing number of residents in other areas of the city. 

This growing concern led Denton Mayor Warren Whitson, in 

June of 1965, to appoint twenty-eight Denton citizens to serve 

on a committee to investigate Denton's possible participation 

in the federal War on Poverty Program. The members of the com-

mittee consisted of leaders from both the white and black com-

munities.^ 

The primary program of the War on Poverty, as administered 

by the Office of Economic Opportunity, was the Community Action 

H h e Denton Record Chronicle, June 19, 1965. 

38 
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Program. This program combined local effort and federal 

financial assistance to concentrate efforts to enhance eco-

nomic advancement in poverty areas. There were several pro-

grams which could be coordinated through the Community Action 

Program such as Head Start, the Job Corps, and legal services, 

2 

to name only a few. 

In order to qualify for a Community Action Program, the 

area under considerdation had to qualify as a low income or 

poverty area in comparison with the rest of the city in which 

it was located. In order to determine if the southeast Denton 

area would qualify as a poverty area, the committee, in July 

of 1965, using local volunteers, made a survey of the area. 

The lack of census tracts for the city made it impossible 

to use census data for the detailed information needed on the 

southeast area. Members of the survey committee collected data 

from the Denton public schools, the Denton office of the Texas 

Employment Commission, the Denton office of the State Department 

of Public Welfare, the Selective Service Bureau, the United 

States Census where possible, City offices and agencies, and 
3 

largely from the residents themselves. 

During the survey, sixty-six volunteer interviewers, 

working in teams of two, contacted 220 families representing 

923 persons, or about one-third of the total residents of the 
^Office of Economic Opportunity, Catalog of Federal 

Domestic Assistance, (Washington, D. C. , January, 1969}, p. 486. 
3 . 
City of Denton, Texas, Survey Committee Report, Com-

munity Action Program CJuly, 1965f, p. 1. 
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a r e a . Each i n t e r v i e w i n g team was cojnposed of a r e s i d e n t of 

4 

t he a rea and one o t h e r Denton r e s i d e n t . Table I I I p r e s e n t s 

a summary of the c o m m i t t e e ' s f i n d i n g s . 

The a rea covered by the survey teams was the e n t i r e a rea 

which had been p r e s e n t e d as two t r a c t s in the 1960 Master Plan 

e v a l u a t i o n . I t was e s t i m a t e d t o c o n t a i n 12 per cen t of the 

p o p u l a t i o n of Denton, or 3 ,220 p e r s o n s . Almost a l l of Den ton ' s 

b lack r e s i d e n t s were found to be l i v i n g in the a r e a , as well as 
5 

a few Mexican f a m i l i e s , arid some d e s c r i b e d as American w h i t e s . 

S o u t h e a s t Denton was d e s c r i b e d as c o n s i s t i n g of small frame 

houses which were p r i m a r i l y r e s i d e n t i a l . Almost w i t h o u t e x c e p t i o n 

the d w e l l i n g s were r e p o r t e d to be o n e - s t o r y b u i l d i n g s . A count 

of gene ra l a p p e a r a n c e , taken from the s u r v e y , i n d i c a t e d t h a t a 

small p r o p o r t i o n of the houses were good or very good, wh i l e a 

l a r g e number gave a f a i r or poor a p p e a r a n c e . The a r ea was gen-

e r a l l y d e s c r i b e d as t y p i c a l of the low income s e c t i o n of an 

American c i t y the s i z e of Denton, excep t perhaps f o r t h e g r e a t 

v a r i a t i o n of c o n d i t i o n s from house to house found in Denton. 

I t was f u r t h e r d e s c r i b e d as not c o r r e s p o n d i n g in p h y s i c a l ap-

pea rance to such an a rea in a l a r g e m e t r o p o l i t a n community, s i n c e 

t h e r e were no tenement or s i m i l a r d w e l l i n g s . ^ 

The survey r e p o r t d i r e c t e d i t s a t t e n t i o n to s i x a r e a s of 

i n q u i r y which were f e l t would most r e f l e c t pover ty c o n d i t i o n s , 

i f p r e s e n t . These inc luded h o u s i n g , e d u c a t i o n , employment, 

h e a l t h , m o b i l i t y , and communi t y p a r t i c i p a t i o n . 
4 I b i d . , p. 2. 5 1 b i d . , p. 4 . 61b i d 
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TABLE III 

A COMPARISON OF THE TOTAL COMMUNITY OF DENTON 

AND THE SOUTHEAST DENTON AREA 

I tem Denton* 
Southeast 
Den t on** 

Total Population 26,844 

- J h r . , \ i i , ! 1 , y , V / . f J i . 

3,220 

Total Number of Families 5,918 710 
Home Ownership 60.3% 57% 

Median Rent Per Household $62 per montfi $34 per month 
Median Number of Rooms Per 
Household 4.6 rooms 4.2 rooms 
1.01 or More Persons Per 
Room 10.5% 30% 
Median Education Obtained 
by Males 11.1 grades 8 grades 
Median Education Obtained 
by Females 11.1 grades 9 grades 
Males in Occupations Classed 
as Laborers, Operatives, 
Service, Private Household 
Work 33% 94% 
Females in Occupations 
Classed as Laborers, 
Operatives, Service, Private 
Household Work 36% 92% 
Total Number of Families With 
Income of Less than $3,000 1 ,433 267 
Median Income per Family • $6,117 $3,600 

Per Cent of All Families With 
Income Less than $3,000 24.2% 37% 

*Source: Information obtained from I960 Census. 

**Source: Information obtained from 1965 Survey of the Area 
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Bousi ng 

Housing conditions were evaluated in the report because 

they provide the most visible and obvious reflection that 

poverty exists in an area. Final tabulations of the survey 

indicated the following: 

a. Home ownership was found to resemble the city as a 

whole. One hundred and twenty-six, or 57 per cent 

of the families in southeast Denton owned their 

homes as compared to 60.3 per cent of all families 

in Denton at large. 

b. Rents ranged from a low of $12 per month to a high of 

$60. The median rent was $34 which was well below the 

1960 Denton median rent of $62. 

c. The number of persons per household ranged from one to 

fifteen, with a median of 4.18. The median for the 

city was 2.6. 

d. A minimum of one person per room was established as 

a minimum standard. Thirty per cent or sixty-six 

families had more than one person per room in the 

southeast section, and thus did not meet this standard. 

The 1960 census showed that 10.5 per cent of the house-

holds in Denton had 1.01 or more persons per room. The 

figure of 30 per cent for the study area was then also 

far in excess of the city's proportion of 10.5 per cent, 

e. Eight per cent of the families in the area were without 

sewage and so were without indoor bathrooms. 
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f. The necessity of using the living room for sleeping 

purposes was also considered a factor in overcrowding, 

lack of privacy, and so, substandard housing. Of the 

families surveyed, 28 per cent were using the living 

room for sleeping purposes.^ 

The conclusion of the report was that the study area con-

tained a large percentage of the city's substandard housing. 

This was considered to be true as measured by rents, number of 

rooms per house, persons per household, persons per room, sew-

age facilities, and the use of the living room for sleeping. 

The standard housing found in the area was a small percentage 

of the total units and was not considered typical of this section 

of town. The large proportion of unpaved streets was also noted.® 

Educati on 

The educational level of the population of Denton is high, 

perhaps because of the two universities. The city proudly boasts 

that one of every hundred residents holds a doctoral degree. 

This was considered when analyzing the educational level of the 

persons in the southeast area. The final report indicated the 

fol1owi ng: 

a. According to the 1960 census, the median educational 

level of all city residents was just above the eleventh 

grade. 

b. The educational range of the male respondents was from 

three with no schooling to four with college degrees. 

7Ibid. , p. 5. 8Ibid. , p. 6. 
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c. The median grade completed by male respondents was 

the eighth grade which was oyer three years below the 

male median for the city. 

d. The women respondents ranged from one with no schooling 

to one college graduate. The ninth grade represented 

the-median educational leyel attained by these women. 

This was more than two grades below the median for all 

women in the city. 

e. A few of the-men had same additional job training, but 

i n m o s t cases it was not significant. 9 

On the basis of these findings, the area was considered 

far below the Denton median. Information provided by the public 

schools repealed that approximately 42 per cent of the Denton 

dropouts were living in southeast Denton. Fred Moore School, 

located in the area, had a dropout rate of 15 per cent, which 

was well above the o-ver-all Denton average of 3.5 per cent. 

About half of this 15 per cent had cited financial reasons for 

leading s c h o o l . ^ 

In summary, occupations which would be open to persons 

with an eighth grade education or less were thought to be 

limited in desirability of work and income earned. According 

to the information provided by the public school system, th.e 

cycle created by lack of education was self-perpetuating. 

9 Ibid. 

^ ̂  I b i d . , p. 2. 
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Eitipl oyment 

Employment held by the area residents was found to be 

closely related to the neighborhood's educational level, and 

this was especially true for those in the lower academic levels. 

The study indicated the following: 

a. General labor which required little skill or. training 

was the largest category for male employment. Over 

94 per cent of the men were classified as laborers. 

b. In the 1960 census, 33 per cent of the men were classed 

as laborers. 

c. Eight hours of work per day was the median for the 

study area. This was considered to be misleading, 

however, since many of the men held seasonal jobs 

and often worked less than eight hours a day. 

d. Hourly wages for men ranged from less than one dollar 

per hour to $4 per hour. The median hourly wage was 

$1.69. 

e. Hourly wages for women were from less than one dollar 

to $2.25. The median hourly wage was $ 1 . 2 0 . ^ 

The incomes of the southeast Denton residents were then 

found to be low when compared with the rest of the city. In 

order to calculate family income, the earnings of both husband 

and wife were combined. Those liying on old age assistance and 

Social Security were included in the report totals for those 

whose incomes were less than $1 ,000 a year. 1 2 

1 11bid. , pp. 9-11. 1 2Ibid. , p. 11. 
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The final tabulations of the report indicated that 27 

per cent of the families in the area had an annual income 

below $2,000. Over 44 per cent of the families had an annual 

income below $3>000, as compared to only 24 per cent for all 

Denton families, as given in the 1960 census. The median 

family income in the city of Denton was $6,117. This was 

almost twice the $3,600 median reported for families in the 

study area. The study concluded that in terms of employment, 

hourly wage, and family income, the residents of southeast 

1 ? 
Denton represented the poverty level of the city's population. 1 0 

" Health 

£n 1965, the city of Denton did not have a health unit 

which could provide information concerning general health cond-

itions in the southeast area. In order to gain a better under-

standing of the health problems in the study area, respondents 

were asked to name their doctors, with the assumption that 

being able to provide such information would mean familiarity 

with Denton physicians.^ The findings of the survey follow: 

a. Eleven per cent of those questioned could not name a 

doctor in Denton who had treated them. 

b. Dental care was much less frequent, with 47 per cent 

giving no name of a dentist. 

c. Of those questioned, 60 per cent said that someone 

in their immediate families had been in the hospital 

1 3 1 bid . 1 4 Ibid. , p. 12. 
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iri t he l a s t f i v e y e a r s . Such a l a r g e p e r c e n t a g e was 

b e l i e v e d t o r e f l e c t the poor h e a l t h in the a r e a . 

d. F i f t y per cen t f e l t they did not have adequa te medical 

ca re due to t h e i r l i m i t e d f i n a n c i a l a b i l i t y . 

e . Of the f a m i l i e s with c h i l d r e n l i v i n g a t home, one-

f o u r t h had had a den ta l check-up f o r t h e i r c h i l d r e n 

in the p a s t y e a r . 

f . Of the f a m i l i e s q u e s t i o n e d , 45 per cen t of the c h i l d r e n 

had r e c e i v e d a check-up from a p h y s i c i a n in t h e p a s t 

y e a r , 11 per cen t in t he p a s t two y e a r s , and the 

r ema in ing per cen t had not beer: checked in over two 

15 

y e a r s . 

Upon c o n s i d e r a t i o n of t h e s e f a c t o r s , medical c a r e was not 

c o n s i d e r e d absen t in the a r e a , but f a r below what was c o n s i d e r e d 

normal . F i n a n c i a l l i m i t a t i o n was f e l t to be the m a j o r reason 

f o r t h e lack of medical ca re in the a r e a . The l a r g e p r o p o r t i o n 

who had recei-yed h o s p i t a l ca re was f e l t to i n d i c a t e the poor 

g e n e r a l h e a l t h in s o u t h e a s t D e n t o n . ^ 

Community P a r t i c i p a t i o n 

S t u d i e s of low income a r e a s in American c i t i e s note the 

lack of p a r t i c i p a t i o n in c l u b s , o r g a n i z a t i o n s , and community 

a c t i v i t i e s . To see i f s o u t h e a s t Denton d i s p l a y e d t h i s c h a r -

a c t e r i s t i c , Community P a r t i c i p a t i o n . w a s i nc luded in t he s t u d y . 

1 5 I M d - » P- 12-13. P- 13. 1 7 l_b id . 
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The organization of the southeast Denton area was found 

to revolve almost entirely around the churches in the neighbor-

hood. For a low income area, the proportion of church member-

ship was high, 88 per cent. Membership was found to be the 

only high area of involvement, however, as only 20 per cent 

were active in any church activities and organizations. A 

few residents mentioned participation In the P.T.A., American 

Legion, Masonic Lodge, and a garden club, but the total club 

niermbe'Tship was less than 4 per c e n t . ^ 

The political life of the southeast community had followed 

tflis same pattern of non-inyolvement with few residents in the 

area taking part In municipal, state, or national elections. 

This low degree of participation by the residents in their 

own community and the lack of any organized community structure, 

other than the church, was felt to be evidence of the low income 

characteristics of the neighborhood. 

Mobili ty 

The residents of the area were found to represent a very 

stable element of the total population of Denton. Forty-four 

of the respondents had lived in Denton for 25 years or more. 

This pointed out the large number of elderly and retired people 

living in the area. Only 13 per cent had lived in Denton less 

than five years. The median length of residence in Denton was 
1 Q 

twenty-three years. 

1 8Ibid., pp. 13-14. 1 9rb1d. , p. 4, 
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Area residents had riot rejoined stable in th.eir residences, 

however. Forty-four per cent had lived in their present dwel-

ling less than five years. Eleven per cent had lived in the 

same house for twenty-five years or more. The median residence 
20 

in the dwelling at that time was sia and one-half years. 

Suggested Action Programs 

The second phase of the survey was designed to obtain the 

reactions of the residents to possible programs or changes which 

could help their neighborhoods. The lack of community partici-

pation and education led to a. concentration of suggestions 

offered by the area residents on the more material, tangible, 

and noticeable needs of the area. For this reason, specific 

suggestions were presented to the residents by the interview 

teams in order to obtain their reactions to certain proposals. 

These items included job training, special school work, a med-

ical center, a recreation center, a day nursery, and public 

transportati o n . ^ 

The study committee felt that the large number of unskilled 

or semi-skilled workers might indicate a need for some type of 

night trade school which could lead to better jobs. Seventy-

five men expressed an interest in such training, and the greatest 

interest was in auto mechanics, electrical work, welding, and 

machine training. Women showed the greatest interest in secre-
P p 

tarial training and nursing. : 

2 0Ibid. 2 1 Ibid. , p. 15. 22rb1d. 
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P a r e n t s of t e e n a g e r s were asked i f i t might he lp keep t h e 

c h i l d r e n in school i f they were a b l e to o b t a i n p a r t - t i m e employ-
O 

ment a f t e r school h o u r s . All of the a r ea r e s i d e n t s f e l t i t would. 

F i f t y - o n e per cen t of t he r e s p o n d e n t s s a i d they had put o f f 

needed medical c a r e f o r f i n a n c i a l r e a s o n s . When $sked i f they 

would go t o a, d o c t o r i f t h e r e were a med ica l c e n t e r in Denton 

where one would be charged only what he could a f f o r d to pay, 

72 per cen t answered in t he a f f i r m a t i v e . Only 10 per cen t 

answered n e g a t i v e l y . When asked i f they though t they would ge t 
more -medical ca re than they did a t p r e s e n t , 58 per cen t answered 

24 
a f f i r m a t i v e l y . 

A number of y e a r s b e f o r e t h i s survey wgs tetken, a r e c r e a t i o n 

c e n t e r b u i l d i n g Wets c o n s t r u c t e d tn Fred Moore Park, which i s 

l o c a t e d in the a r e a . I t was open to the r e s i d e n t s of the a r ea 

f o r 3 number of r e c r e a t i o n a l a c t i v i t i e s . This s t r u c t u r e was 

l e t t e r conve r t ed i n t o g day n u r s e r y . F i f t y - f i v e per cen t s a i d 

they had used the r e c r e a t i o n c e n t e r when i t was open and s i x t y 
9 *5 

per cen t s a i d they would use i t i f i t were reopened . 

Of the f a m i l i e s who were us ing the Fred Moore N u r s e r y , over 

h a l f e x p r e s s e d the b e l i e f t h a t i t would help them i f i t were 

open a t n i g h t . The r e s i d e n t s were c r i t i c a l of the n u r s e r y and 

l i s t e d p o s s i b l e improvements i n c l u d i n g l onge r h o u r s , more room 

and b e t t e r f a c i l i t i e s , more s t a f f , and more s u p e r v i s i o n . 2 ^ 
2 3 I b i d . 2 4 I b i d . , p . 11. 

2 51b i d . 2 6 I b i d . 
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The southeast area "is located some distance from the down-

town section of Denton, from grocery stores, and other retail 

establishments. At one time there was a city bus system and 

70 per cent of those interviewed said they had used it. Forty-

five per cent had to use taxis since there was no other public 

transportation. Fifty per cent of the respondents said it 

would be helpful to them if there were a city b u s . ^ 

The inter-views were closed with a request that the resi-

dents make suggestions as to the ways in which they would like 

to see the area changed. As was previously noted, the over-

whelming majority of suggestions dealt with material and physical 

changes, so those named most frequently represent a list by 

priority. The most frequently mentioned, thus given top priority, 

was the paving of street and general street improvement in the 

area. Better housing was the next most frequently named, fol-

lowed by bus service, and better job opportunities. Others 

most frequently suggested in order of descending frequency were 

cleaning of vacant lots and weed control; improved law enforce-

ment in the area; improved educational facilities; street lights; 

recreation for the young people; trade training and night school; 

lower utility rates; lower housing loans; a medical center; oppor-

tunity to buy land; improvement of day nursery; and more industry.^ 

Conclusion 

The 1965 survey was jrjade, as mentioned earlier, to see if 

^. e s o utheast area of Denton would qualify for relief as a poverty 

^ I b i d . , p. 17. ^'®Tb i d 
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area under the federal War on Poverty Program. The survey 

was initiated in June and completed during July. The opinion 

of the survey committee was that the southeast area would 

qualify as a poverty area in comparison to the rest of the 

community. As a result of the recommendation of the committee, 

application was made for a Neighborhood Touth Corps program as 

administered through a Community Action Program. On July 20, 1965, 

9 Neighborhood Youth Corps was approved for the city of Denton 

by the Office of Economic Opportunity. 

The survey report was organized, directed and conducted by 

Ipc^l volunteers. As such, tt was not a professional survey 

and many of the criteria used for evaluating the area are 

questionable, rt did accomplish its purpose, however, and 

tEt§t w$s to establish, the southeast Denton area as a poverty 

area with the Office of Economic Opportunity. 

The most important contribution of the report was that 

tt was a local effort and focused the attention of the leaders 

of the community on the area. It enabled the residents of the 

area to contribute and it also established, without doubt, that 

the area was in need of basic comprehensive improvements. 



CHAPTER IV 

THE URBAN RENEWAL CAMPAIGN AND 

ELECTION OF 1966 

Background 

After the completion of the Comnrunity Action Survey in 

July of 1965, the City Council, concerned by the findings of 

the report, engaged a private consulting firm to evaluate the 

area. The services of the private firm were sought in order to 

gain a professional evaluation of conditions in the area and to 

obtain recommendations for improvement. 

The Council engaged the firm of Carter and Burgess of 

Fort Worth, and on January 15, 1966, the firm submitted their 

Study to the City Council. The letter of transmittal read as 

fol1ows: 

Gent!emen: 

In accordance with our discussion with Mr. Jack Reynolds, 
we have prepared for your consideration an analysis of the 
area in the southeast portion of Denton as a possible renewal 
area. 

The intent is to present a possible schematic solution with 
a budget-type estimate indicating the cost to the city of 
upgrading and modifying the land usage in the area to a 
modern, marketable community assuming federal particiaption 
through their planning program. 

There are several alternate routes and the exact boundaries 
of the proposed area should be determined by the City, and, 
of course, is subject to any size and shape desired. It is 
considered possibly on too large scale for first program 
and consideration should be given to scaling it down. 

53 
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We trust you will give this your careful consideration 
and instruct us of any additional information that would 
be helpful for your consideration of a program.! 

The $2,500 feasibility study recommended that the city 

apply for federal Urban Renewal aid. Table IV presents a 

summary of the characteristics of the land $nd housing found 

to exist in the area. 

TABLE IV 

PRESENT CHARACTER OF URBAN RENEWAL AREA AND 

CONDITION OF BUILDINGS* 

Est. Acreage in Area 
by Character of Land 

Est. No. and Cond-
ition of Bldg. 

I tem Total 
Impvd. 
Land Unimpvd 

No. of 
B1dgs. 

Wi th 
Defi ci enci es 

Total 328.44 216.98 111.48 732 668 

Streets, Alleys, 
Right of Way 

78.60 68.50 10.10 

Res i denti al 197.85 116.29 81.58 666 617 

Nonresi denti al 51.99 32.19 19.8 66 51 

*Source: Carter and Burgess, Denton Feasibility Study 
(Denton, 1965), p. 2. 

The subject area was found to be a low income residential 

neighborhood of non-conforming residential dwellings with a num-

ber of large industrial and warehouse buildings, encroaching on 

the residential area. The neighborhood characteristics 

1 
P. 1 

Carter and Burgess, D en to ri ' F e asxi b i 1 i t .y S t u d y (Denton, 1965} 
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contributing to the blighted neighborhood were the ratio of 

substandard dwellings (617) to standard housing (49) and the 

lack of paved streets, with additional consideration being 

given to the incompatible land uses, the vacant area (111.48 

acres}, and the sparsely developed areas which did not have a 
2 

plan for orderly neighborhood growth. 

The consultants recommended that the area, after Urban 

Renewal treatment, be returned to predominantly residential 

-uses. The recommended treatment of the area included the 

clearance and redevelopment of 185.52 acres and the rehabilita-

tion and conservation of 142.92 acres. 

It should be pointed out that this study was not intended 

to provide specific data on the area but to provide general 

estimates. Funds for more comprehensive planning were included 

tn the budget that was recommended by the consultants should 

Urban Renewal be approved. 

The budget which was prepared by the consultants included 

all estimated costs which would be incurred during the proposed 

project. The budget included the following: 

A. Survey and Planning $ 238,239 
B. Administrative Costs in Execution 386,702 
C. Land Acquisition 1,514,100 
D. Project Improvements and Supporting 

Uses 
Project Improvements 

I. Street Improvements 273,565 
II. Storm Drainage 137,000 

III. Bridge Construction and 
Improvements 84,755 

IV. Sanitary Sewer 39,876 
V. Water 60,695 

VI. Landscaping 24 ,556 
VII. Traffic Control x s s '•v '26 ,556 
Sub-Total , Project Improvements $646,627 

^lb i d. , p. 18. 3Ibi d. , pT 4. 



$3 ,159 ,668 
885 ,635 

2 ,274 ,033 
568 ,508 

1 ,705 ,525 
272 ,750 
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Supporting Facilities 
I. Park Improvements $ 6,000 

I I . School Improvements 18,900 
Sub-Total, Supporting Facilities $ 24,900 

Total, Project Improvements and 
Supporting Facilities 671,527 

E. Section 107 (a) Non-Cash Local 
Grants-in-Aid n/a 

F. Section 112 Non-Cash Local 
Grants-in-Aid n/a 

G. Other Project Execution Costs 349,100 
Gross Project Cost 

H. Land Disposal Proceeds 
Net Project Cost 
Local Share = 1/4 
Federal Share = 3/4 

I. Relocation Payments 
Federal Grant 

If approved, the total cost of the program amounted to 

$3,159,668. Of this amount, the local share was to be $568,508. 

Part of the local share was to come from $380,500 of bonds which 

were approved by the voters in 1964, for improvements in the 

area. The remaining $188,000 was to come out of the City's 

general fund surplus.^ 

On April 12, 1966, seven days after an uncontested Council 

election, the City Council took the first step toward calling 

an Urban Renewal election. It made the Carter-Burgess study 

and its recommendation for an Urban Renewal program public 

knowledge and, in unanimous action, voted to hold a public 

hearing on June 14, 1966. The public hearing, which under 

Texas law must be held, was planned by the Council to see if 

41bid. , p. 4. 

^The Denton Record Chronicle, May 25, 1966. 
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citizens would support an Urban Renewal program. The Council 

also decided that if enough citizens were in favor of the pro-
fi 

posal , an election would be set for Friday, July 15. 

The Council pointed out that if an election were held and 

the proposal passed, it would authorize the City Council to 

enter into a contract with the federal government for Urban 

Renewal projects in any area of the city, but made plain its 
7 

intentions to confine Urban Renewal to southeast Denton. 

The Council's decision to hold a public hearing on Urban 

Renewal brought the issue up for a second time in Denton. The 

first time the issue came up was in 1963, and about one-fourth 

of Denton's property owning voters turned out to reject the 
O 

proposal by a 53 to 47 per cent margin. 

The 1963 campaign did not seem to generate much interest, 

if the number of votes cast is any indication of public interest, 

Only 1,909 votes were cast in this election. This was a better 

than average turnout in Denton, but two years earlier 2,645 
g 

voters had turned out to vote on a one-way street issue. To 

what extent the low voter turnout was an indication of voter 

apathy is an open question, but the 1963 election did prove 

to be a relatively mild one. 

In 1963, voters were asked to approve a plan which would 

have made land available through Urban Renewal to North Texas 
6 
Ibid. , April 1 2 , 1966. 7Ibid. 

81 b id . , July 14, 1 966. 9Ibid. 
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State University and Texas Woman's University. The main 

opposition to the plan was a group of landowners in the North 

Texas State University area whose homes were to be affected 

by the expansion. The opponents were helped by the fact that 

the Urban Renewal area had not been defined. No definite 

Urban Renewal area was ever outlined. Also, unlike the pro-

gram which was proposed for the southeast area, there was to 

have been no rehabilitation of any homes. All of the land was 

to be cleared and redeveloped by the colleges. The members of 

the City Council did not take a position either for or against 
10 

the proposal in 1963. The issue was initiated by the univer-

sities and evidently the Council decided to let it stand on its 

own merit. 

The Urban Renewal issue failed in 1963 even though it was 

strongly supported by both universities and a large segment of 

the business community. The local newspaper, the Denton Record 

Chroni cle, also supported the Urban Renewal measure in 1963. 

The paper officially came out in opposition to the 1966 effort. 

The opponents of Urban Renewal in 1963 relied heavily on 

newspaper coverage including letters to the editor and adver-

tisements. They also used direct mailings although to a lesser 

degree. The opposition organized into a group calling themselves 

the "Eagle Drive Community," and in a newspaper advertisement 

spelled out their dismay: 
— : 

Ibid. 
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Denton is a prosperous, growing city. It is preposterous 
to think we have to embrace Urban Renewal and all that it 
implies in order to buy e, few acres of land for colleqe 
bulldings . 1 ' 

A leader in the 1963 fight against Urban Renewal , in a 

later assessment of the campaign and election, said that the 

primary reasons for its defeat were poor communications and the 

fact that, In his words, "People are just generally opposed to 
12 

Urban Renewal." 

The political impact of the 1963 Urban Renewal election 

is difficult to assess. The close margin by which it was 

defeated and the low voter turnout certainly left a doubt 

gbout whether the decision at the polls was representative of 

the entire community. 

The issue was initiated a,nd strongly supported by the two 

universities. The business community and the Denton Record 

Chronicle, the town's only newspaper at the time, also were 

in favor of the proposal. The opposition consisted of a rela-

tively unorganized and small group of land owners in the affected 

areas. That this small group could muster enough support to 

defeat the issue is certainly an indication that the proposal 

conflicted with the attitudes and values of a large segment 

of the community. If the 1963 election had any lasting effect, 

it was that it left an unfavorable atmosphere for future attempts 

to revive the issue in the community. 

1 1 Ibid. 

Ibid. 
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The 1966 Campaign and Election * 

Prior to the called public hearing that was to be held 

on June 14, the City Council decided to present the Urban 

Renewal program to southeast Denton residents. On May 24, 

Mayor Warren Whitson, the City Council, and members of the 

City staff met with about eighty-five residents of the area 

at the American Legion Post located in the area to talk about 
1 ̂  

the Urban Renewal program. 

Most of the predominately Negro audience at the meeting 

seemed interested in the program, but were hostile and more 

interested in discussing the alleged failure of the City to 

spend already voted bond money in their area. Mayor Whitson 

explained that the City had held off spending the money which 

had been voted for projects in the area until a larger solution 

to the area's problems could be r e a c h e d . ^ Whitson told them: 
The City Council is neither for or against Urban Renewal. 
Our only purpose in being here is to explain what is 
expected under an Urban Renewal program. The Council has 
been concerned for a long time about what we could do for 
southeast Denton. We all know that of all the areas in 
Denton, this area has the biggest problem. The Council's 
purpose is to put the question of Urban Renewal to the 
people and to abide by the decision of the v o t e r s . 

Whitson went on to explain the program by outlining the 

scope of work that would be done. He pointed out that regard-

less of the outcome of the Urban Renewal proposal, southeast 

Denton bond money would be spent in the area. When asked what 

1 3Ibid., May 25, 1966. 
1 41 b i d . 
1 5 Ibid. 
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would happen to people who lived in an area which was to be 

re-zoned for industry, specifically those who did not want 

to be relocated, Whitson stated that they would have to move. 

His answer brought a storm of protest from the audience. He 

than asked the crowd not to make any decision before he ex-
1 f* 

plained how the program worked. 

He explained that everyone would be treated fairly. 

Citing from the proposed project budget, he indicated that 

some $1.5 million would be spent buying property in the area 

while only $885,000 was anticipated from the resale of the 

property. He pointed out that this would mean that $700,000 more 

would be paid for the property than it would be resold for. This, 

he felt, meant that someone was going to get a good deal and that 

it was going to be the residents of southeast D e n t o n . ^ 

Whitson continued by explaining that all standard homes 

in the area would be left. For the substandard homes which 

could be rehabilitated, he outlined the various methods which 

would be used to renovate them. First, for families whose 

income was below $3,000 a year, a $1,500 grant was available 

to help them repair their homes. If a family made over $3,000 

a y e a r , a 3 per cent, thirty year loan was available to help 

them make repairs. Whitson also explained that this loan was 

available to those persons who qualified for the $1,500 grant, 

if it was not enough. Also, if a home was not repairable, a 
1 6 1 b i d. 
1 7 T k . „ Ibid. 
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homeowner could sell his home to the Urban Renewal agency 

but keep his lot and then use the money he had received for 

his house and the 3 per cent loan to r e b u i l d . ^ 

A question from the audience seemed to sum up the crowd's 

feelings and turned the attention of the people back to street 

paving. The question was as follows: 

As far as Urban Renewal is concerned, I don't know anything 
about it and you do. So I can't argue with you about it. 
But we pay taxes—why don't you put in paved streets here? 
That would do us a lot more good than this Urban Renewal 
thing. 19 

Whitson explained the City policy that bond money could 

not be used to pave streets in neighborhoods. He said that 

under the city's assessment policy, paving had to be paid for 

one-third by the city and two-thirds by the landowners on both 

sides of the street. He pointed out that the city had not been 

able to get an assessment program started in the southeast por-

tion of the city because the people would not sign up for the 

program since most could not afford to pay the $4.10 per front 
on 

foot assessment cost. 

The meeting began to digress further when another spectator 

brought applause from the audience when he said: "If you really 

want to help us, give us jobs and pay us decent wages. If you 

give us work we will raise ourselves out of this mud h o l e . " ^ 

At this point, City Manager, Jack Reynolds, concluded the 

meeting and summed up the city's proposal by telling the audience 

1 8 1 M 1 • 1 9 Ibid. 
2 0Ibid. 2 1 Ibid. 



63 

If the people of this area and the rest of the people 
of Denton really want it, then we will have Urban Renewal. 
If they don't want it, then you are going to have to be 
satisfied with conditions as they are in this area. If 
we paved all the streets down here, it still wouldn't do 
anything about the shacks on property here. Good roads 
are not going to do anything for low income people. I 
and the members of the Council can't provide you with 
jobs, but through Urban Renewal we can do something about 
these other conditions.22 

On June 14, the City Council held the public hearing to 

decide if there were enough support for an Urban Renewal elec-

tion to be held. Nearly 400 citizens were present to hear or 

voice opinions about using federal funds to rehabilitate the 
23 

southeast area of Denton. 

The Council opened the meeting restating what could be 

expected if an Urban Renewal election was held and the pro-

position passed. The Council's description of the program 

had appeared previously in the Denton Record Chronicle on 

June 9, 1966. First, it was explained, the Council would 

appoint an Urban Renewal Board which would be responsible for 

the project. The Board would be comprised of Denton residents, 

and the Council would have the final say on any decision the 

Board might make. The Board would then hire an executive 

director who would hire other personnel needed. Before any 

work started, the executive director would supervise a survey 

of the proposed area to be made by a private firm at a cost 

of $238,000, and it would be an extensive study of the area. 
2 2Ibid. 
2 3Ibid. , June 1 6, 1966. 
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The survey would detail the redevelopment of the area and 
24 

establish which houses would be repaired or removed. 

As presented by the Council, this study would include 

complete planning for relocating any families who would have 

to be relocated. It would also suggest new zoning for the 

area. The plan would also describe the public facilities, 

such as roads, bridges, parks, and drainage, which would be 
? R 

required to be improved, and the cost involved. 

It was pointed out that the housing in the area would 

be evaluated according to certain professional standards. 

Deficiencies would include inadequate plumbing, heating, or 

electrical facilities; overcrowding; excessive dwelling den-

sity; unsafe and poorly designed streets; and inadequate public 

faci1i ties. 2 6 

The Council stressed that the entire cost of the planning 

and survey would be met by a grant from the federal government. 

If, after the survey was completed and a complete picture of 

the area was presented, the City Council felt that Urban Renewal 

was not needed, it was pointed out that the project could be 
, , 27 

abandoned at no cost to the City. 

If, however, the survey indicated that an Urban Renewal 

project was the answer, the Council would seek federal approval 

of the project and, if it was approved, work would begin. From 
2 4 1 bid. , June 9 , 1966. 2 51bi d 
26 27 Ibid. Ibid. 
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that tijpe on, it was stressed, the entire Urban Renewal pro-

ject would be in the hands of the local Urban Renewal. Agency 
OO 

and the City Council, except for federal inspection. ' 

After the preliminary planning and approval was over, 

which the Council indicated could take a year or more, the 

Urban Renewal Agency would start operating. It would use 

the survey as a guide and work with homeowners to fix up 
29 

houses where it was possible. 

Where the home was substandard or in a commercial zone, 

it was explained, the home would be bought from the owner. The 

Council stressed that the owner must be paid a fair market value 

for his land and that two independent real estate appraisers 

must look at the land and make final recommendations. If the 

owner did not agree with the value placed on his home, he could 

appeal to the courts and a jury would decide what his land was 
30 

worth as in normal condemnation proceedings. 

While this was in progress, the Council indicated that 

public improvements would be made. It said that all streets 

would be paved with curb and gutter, that inadequate water 

and sewer lines would be replaced, and that drainage problems 
31 

would be corrected in the area. 

After explaining the program, the Council then opened the 

hearing to listen to arguments for and against the proposition. 

The supporters of Urban Renewal told the Council that they 
2 8Ibil. 2 9 1 bid. 
3 0 1 bid. 3 1 Ibid. 
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believed that the federal program was the only practical solu-

tion to the problems of the southeast area. Their arguments 

were confined mainly to answering attacks that had been made 

against the program in several letters to the editor which 

had appeared in the local newspaper before the public hearing. 

One supporter answered several controversial questions when 

he said: 

This is not using the power of eminent domain for private 
purposes. In the final analysis, Urban Renewal will fill 
a -very real public purpose for an even greater City of 
Denton. Also, Urban Renewal must provide houses for any 
person displaced by it and opponents are using false 
charges about resettlement to stir up fear among the 
people. . . . As for too much power in the hands of a 
few persons, the Urban Renewal Agency will be made up 
of from five to twelve persons, appointed by the City 
Council. Having seen the past performance of the City 
Council, I believe it will include leaders from all 
areas of Denton to govern Urban R e n e w a l .32 

Another supporter pointed out the limited scope of other 

proposals because of the limited financial ability of the City. 

This is what he said: 

Surely we agree there is a problem. We must decide on 
how to solve it. The City can't afford to renew this 
area by itself and bring it up to standards. The only 
program I know of that can work on this scale is Urban 
Renewal. 3 3 

A supporter from the area summed up the feeling of those 

area residents who shared his opinion: 

I have lived in this blighted area for forty-three years, 
Urban Renewal seems to be the answer to our problems. Some 
say we can do it ourselves but for forty-three years it has 
not been done and it is still not being done. 3^ 

3 2Ibid. , June 16, 1966. 3 3Ibid. 
3 4Ibid. 
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The speakers against Urban Renewal charged that the program 

was unnecessary, wasteful, possibly socialistic or communistic, 

and would be better done by private enterprise. 

Jerry Stout, a local businessman, spoke first for the 

opposition, telling the Council that he would assemble Denton 

citizens to fight against the proposed Urban Renewal program. 

In speaking for many present, he said: 

We are not against Urban Renewal. We are against Urban 
Renewal Federal-style. You may think that this is a play 
on words, yet we don't think so. Urban Renewal will vio-
late the constitutional rights of the people who own their 
own homes. I am against this use of the power of eminent 
domain. The City should have the right to condemn for public 
use, but not to resell lan^ at the exnense of the p u b l i c . 3 5 

Stout went on to say that he had made a survey of Denton 

and had discovered only thirty-one standard homes available at 

that time for people displaced by such a project. He said that 

it would be impossible to relocate all the people Urban Renewal 

would displace in present facilities. Stout summed up by saying, 

"Those people in the proposed Urban Renewal area said at a public 

meeting, 'Give us a chance and we will lift ourselves out of this 

mud, if you will give us the streets.' I think we should do 

that." 3 6 

A Negro southeast Denton resident seemed to convey the 

feeling of many of the residents of the area when he said: 

We have been promised so much in the years past. We are 
not fighting progress to improve the city of Denton, but 
we are scared. It should be sufficient to see for any 
reasonable man that this thing is suicide for two-thirds 
of us. If we want to commit suicide, the quickest way is 
with a gun. ' 

3 5 Ibid. 3 61b i d. 3 7 1 bid. 
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After listening to the arguments for and against the pro-

position for three hours, each Councilman spoke in favor of 

the proposal. A vote was then taken and the Council decided 

unanimously to call an election on the Urban Renewal issue 

for July 16, 1 9 6 6 . 3 8 

With the 1966 election set, the various groups, both for 

and against Urban Renewal, began to form. A group known as 

"The Denton Citizens for Continued Progress" was formed to 

support efforts to obtain an Urban Renewal program. The 

group was headed by Tom Harpool , a prominent local business-

man and civic leader. Chief opposition to the election came 

from a group calling themselves "The Committee for the Protection 

of Property Rights." This group was headed by Jerry Stout. 3 9 

Those supporting Urban Renewal consisted primarily of 

interested citizens in the city; no local organizations offi-

cially backed the movement. The chief spokesmen for those 

backing the issue were Tom Harpool and Mayor Warren Whitson. 

The purpose of the proponents was to pass the Urban Renewal 

proposal because they believed it to be the only feasible 

approach for the area. 

The city staff was considered neutral on the issue, 

although several city officials spoke out for its approval. 

All of the City Council members were on record as supporting 

38 
City of Denton, Texas,Minutes of the Citv Council. 

Vol . 1 Z (June 14 , 1 966), p. 4 4 K 
39 

The Denton Record Chronicle, June 15, 1966. 
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Urban Renewal. The member who took the lead ing r o l e and the 

only one who s t r o n g l y supported the issue was Mayor Warren 

Whitson. The o ther Councilmen d id not i nvo l ve themselves 

w i t h the issue dur ing the e l e c t i o n . The Mayor used a l l o f 

h is i n f l u e n c e toward the passage of Urban Renewal. From the 

a d m i n i s t r a t i v e s t a f f , on ly C i t y Manager Jack Reynolds, though 

t r y i n g to remain n e u t r a l , could have been i n t e r p r e t e d as sup-

p o r t i n g the p lan . He appeared before var ious s e r v i c e c lubs 

to e x p l a i n the proposal on beha l f o f the C i t y Counc i l . 

A f t e r the e l e c t i o n was s e t , Je r r y Stout made h is debut 

i n t o l o c a l p o l i t i c s by forming h is group in o p p o s i t i o n to 

the p roposa l . Mr. Stout was the c h i e f spokesman f o r the group, 

and through a se r ies of a r t i c l e s he expressed the group 's main 

o p p o s i t i o n to the e l e c t i o n . 

F i r s t , i n a s i x - p o i n t l e t t e r to the e d i t o r , Mr. Stout ex-

pressed the general d i s s a t i s f a c t i o n of the group: 

. . . We are alarmed about a program t h a t poses a t h r e a t 
of condemnation over a man's home and to the very r i g h t s 
o f owning t h a t home. The 185 acres of land to be c leared 
and so ld to p r i v a t e developers i s too la rge an area to be 
g l i b l y exp la ined away as a minor r e l o c a t i o n of people. 

We are g r e a t l y concerned about p r i o r commitments of 
the c i t y and t h e i r i n a b i l i t y to b u i l d and ma in ta in present 
s e r v i c e s . . . . When i t i s not safe to t r a v e l a major 
thoroughfa re in the c i t y , one cannot help but wonder how 
the c i t y can p a r t i c i p a t e in a $3,170,000 program w i t h o u t 
s t r app ing the c i t y of a l ready committed funds. 

Our oppos i t i on w i l l be one of p o i n t i n g out the dan-
gers of urban renewal , i t s t h r e a t to p r i v a t e p roper ty and 
the f a c t t h a t once urban renewal i s voted f o r t h i s p a r t i -
c u l a r s e c t i o n , i t can be extended to any sec t i on or pa r t 
of the c i t y by s imple m a j o r i t y vote of the C i t y Counc i l . 

I t c a u s e s g rea t alarm and concern when one r e a l i z e s 
t h a t t h i s present Counci l can handle your a f f a i r s as poor l y 
as they have handled the c i t y ' s . We w i l l have an a l t e r n a t e 
p lan t h a t we w i l l suggest as a way of s o l v i n g t h i s problem. 
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It will be our position that brick and mortar is not 
the total solution, but of equal importance is the human 
element. People are involved and their rights must be 
considered; they must be given the opportunity and the 
incentive to maintain the area once it is rebuilt. It 
would not be in this mess if any help could be expected 
from the city. 

A little quick figuring shows that this proposed 
program will cost around $5,000 per residence. Our oppo-
sition will be concerned with this high per capita cost 
and the mass relocation of people, and our alternate plan 
will cost only already voted and committed money from the 
city plus a private low-cost housing p l a n . 4 0 

Stout later narrowed the group's opposition to three 

specific areas which he felt were the key questions involved: 

the use of eminent domain to condemn private property for 

resale to private developers; the lack of adequate provision 

for the relocation of persons displaced by Urban Renewal; and 

the expense of the Urban Renewal p r o g r a m . ^ 

Stout went on to say that he thought that private enter-

prise should be tried first. Then, if it did not succeed, he 

felt that the City should use the bond money already voted for 

the area to pave the streets and extend utilities, and then the 

problem should take care of itself. He ended the text of his 

opposition by stating: "I have talked with many Negro leaders 

and they would like to do it themselves. Let's let them." 4^ 

As the campaign progressed, both sides became increasingly 

active. Countless meetings were held, and each side conducted 

4 0 1 b i d . , May 31 , 1 966. 
4 1 Ibid. , June 13 , 1966 
4 2Ibid. 
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campaigns which included mass mailings, door-to-door canvas-

sing, debates, and advertisements in the local newspaper. The 

proponents and the League of Women Voters conducted trips to 

Grand P r a i H e to visit Urban Renewal projects in that city. 

They also brought in several out-of-town speakers who favored 

Urban Renewal. Principal among the speakers was Mayor C. P. 

Waggoner of Grand Prairie. The opposition did not promote 

trips to other cities, but they did import their own speakers. 

The experiences of other Texas cities with the Urban 

Renewal program had an important effect on the issue in Denton. 

Grand Prairie, as mentioned, had a progressive Urban Renewal 

program and it was cited by the proponents as a model of what 

Denton could have. The city of Lubbock's Urban Renewal project, 

on the other hand, was cited by the opposition as a failure which 

was representative of the program. Although the programs of 

these two cities were prominent factors in the campaign, that of 

the city of Fort Worth had the most direct influence on the 

local issue. 

On March 7, 1966, the City Council of Fort Worth set an 

Urban Renewal election for April 12, 1966. This campaign took 

place immediately prior to the City of Denton's announcement 

that it intended to hold such an election. The campaign in 

Fort Worth received area-wide news coverage and was closely 

followed by the Denton Record Chronicle. The hotly contested 

campaign resulted in an overwhelming defeat for Urban Renewal. 

The example set by this larger city had a major effect on 
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Denton voters. The Fort Worth experience was repeatedly 

referred to during the campaign, and the opposition, led by 

Jerry Stout, used many of the same printed materials and 

tactics which had been used in Fort Worth. 

One unexpected turn of events at the outset of the cam-

paign was the opposition of the local newspaper. The owner 

of the Denton Record Chronicle had assured various supporters 

before the Council called the election that the paper would 
44 

remain neutral. Far from following a neutral course, the 

paper came out strongly against the issue. The paper built 

its opposition around the works of Martin Anderson, a Columbia 

University professor, and a highly outspoken critic of Urban 

Renewal. He is the author of The Federal Bulldozer and The 

fiasco of Urban Renewal. The paper also used unfavorable 

letters from businessmen in Lubbock, relating their experiences 

with Lubbock's program. 

In the paper's final editorial before the election, this 

statement was made on the issue: 

^ j S n o^. e n o u9' 1 for the City Council to say, "Take our 
word for it. We've checked into Urban Renewal and it is 
the only way that this section can be decently improved." 

southeast ronton* i h 1 h i S 1°' W e a r e n o t c o n v i n c e d that southeast Denton s only hope for improvement is for the 
citizens of Denton to embrace the Urban Renewal program. 

« , . . A complete discussion of the 1 966 Urban Renewal e l ec t ion 
held in Fort Worth, Texas, is presented in Ralph L L i v e r m a n 

Impr(?J/ement and Code Enforcement in Fort Worth, Texas, 

North Texas s S K " U n l v 2 r 1 ° f G o v e r ™ e n t > 

44 
August 1 6 ^ 1 9 7 0 ? ^ 9 ' B a r t o n ' C i t y Forney t City of Denton, 
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f̂e suggest today that the proper course for Denton would 
be to vote against Urban Renewal. Other possibilities 
of sol-vfng this dilemma of southeast Denton--and indeed, 
of other ugly areas--should be thoroughly explored before 
we jeopardize the property rights of a single citizen of 
this community.45 

As the campaign drew to a close, each side became very 

critical of the other and each side accused the other of not 

being objective. One of the hottest developments of the cam-

paign was the feud which developed between Mayor Warren Whitson 

and Jerry Stout. The proponents accused the opposition of 

being against progress and the opponents accused the proponents 

of trying to destroy property rights. Many issues were brought 

into the campaign which were not relevant. There were only 

two real issues: eminent domain and the relocation of persons 

from the area. The opposition feared the use of eminent domain 

and the relocation of Negroes throughout the city, while the 

proponents maintained that the City had always exercised eminent 

domain and that relocation would be handled to the satisfaction 

of everyone. 

On July 16, 1966, the citizens of Denton went to the polls 

to vote on the issue. The election drew the largest number of 

votes ever cast in a municipal election in Denton. A total 

of 3,554 persons voted, with 2,993 against and 561 for the issue. 

This overwhelming margin of more than five to one was a tre-

mendous defeat for the Urban Renewal proposal.^ 

45 
The Denton Record Chronicle, July 1 5 , 1966. 

46 
Ibid. , July 17 , 1 966. 
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Conclusi on 

There were several groups which combined to defeat the 

Urban Renewal proposal, and they made strange partners. The 

black community, bombarded by information from both sides of 

the issue, remained confused and unorganized throughout the 

campaign. In the end, the Negroes turned out in large numbers 

to vote against the issue because they were afraid they might 

lose their homes. Many segments of the white community opposed 

the program because they feared the relocation of blacks 

throughout the community. Another group, and perhaps the most 

vocal, was comprised of those who were opposed, out of principle, 

to any "intervention" by the federal government into local 

affai rs. 

The proponents were hard-pressed from the outset of the 

campaign. They could not muster any real support for the pro-

gram among most of the black community who would have benefited 

by the proposition. The load of the campaign was carried by 

a few individuals. Furthermore, the lack of any detailed relo-

cation plans was a major setback. This lack of detailed plans, 

not only in relocation but also in the assigning of areas to be 

redeveloped, forced the group into a defensive campaign from 

the beginning. This lack of detailed plans was a built-in 

handicap of the program. However, funds for advanced planning 

were not available until after the voters approved the issue. 

Other mistakes which were major factors in the defeat of 

the program were the short period allowed for public discussion 

of the issue before the election and the failure of the Council 
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to appoint a citizens' study group to explore all the possi-

bilities. Another glaring oversight by the Council was its 

apparent decision not to use the Planning and Zoning Commission 

as it was intended to function by the charter. The Commission 

was never deeply involved with the renewal program. 

The election of July 16, 1966, created deep divisions 

within the community which are present to this day. Although 

the opposition frequently mentioned alternative plans, none 

were ever used. The campaign represented an impressive defeat 

for Urban Renewal, but it was also to have important future 

political repercussions. 



CHAPTER V 

THE AFTERMATH OF THE ELECTION 

Political Repercussions 

In 1960, when the counci1-manager form of government was 

adopted, a group was formed to provide support for the new 

form of government in Denton. As in many counci1-manager 

cities, the group was organized as the Charter Association 

(Denton Charter Association), and its primary function was 

to recommend and support qualified men for the City Council. 

Table V, on the following page, lists the elections, issues, 

and degree of voter participation from the beginning of the coun-

cil-manager form of government in Denton in 1960, to the 1967 

election. The table serves to illustrate the impressive record 

that the Denton Charter Association (D.C.A.) had compiled before 

1966. As portrayed by the election table, the D.C.A. had not 

experienced a defeat in its history until the 1966 election. 

Its candidates had dominated the Council and all issues had 

been approved with the exception of the Urban Renewal election 

of 1963. In the 1963 election, however, the members of the 

Council had refused to take a stand for or against the issue. 

Although the D.C.A. had remained undefeated until the 

1966 election, as shown in the table of statistics, one 

noteworthy point is the extreme fluctuation in the degree of 
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TABLE V 

DEGREE OF VOTER PARTICIPATION IN DENTON 
CITY ELECTIONS, 1960-1967* 

77 

Year Electi on Vote Remarks 

1960 Bond Issuance 1 ,632 Approval averaged 3-1 , 
several issues 

1960 Counci1 135 Two races; D.C.A. nominees 
unopposed 

1961 Counci1 2 ,689 Three races; D.C.A. nominees 
won easily 

1962 One-way street 2 ,645 Administration plan won by 
1 ,412 to 1 ,233 

1962 Counci1 647 D.C.A. won; 232 write-in 
votes cast 

1963 Urban Renewal 1 ,909 For: 893; against: 1,016 

1963 Counci1 1 ,663 D.C.A. nominees won; fourth 
candidate ran 57 votes 
behi nd 

1964 Bond Issue 2 ,246 All issues approved, rates 
from 2-1 to 8-1 

1964 Council 680 Two D.C.A. nominees drew 75% 
of votes cast 

1965 Counci 1 158 Three D.C.A. nominees electei 
without opposition 

1966 Counci1 123 Two D.C.A. nominees uncppose< 
after fight in the nomin-
ating session 

1966 Urban Renewal 3 ,554 For: 561; against: 2,993 

1967 Counci1 2 ,935 D.C.A. candidates defeated; 
opposition "ticket" won 
three races 

*Source: Denton Record Chronicle, issues of the days 
following elections. 
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voter participation. The ratio of votes between the highest 

and lowest turn-outs is roughly twenty-nine to one. The 

support given D.C.A. candidates ranged from strong support in 

1961 to success by default to near loss of one seat in 1963. 

The Council races in 1964, 1965, and 1966 were highlighted 

by the extremely low degree of voter participation. To what 

extent the low voter turn-outs and the lack of formal oppo-

sition to D.C.A. candidates meant approval by the voters of 

the administration is an open question. If any pattern can 

be found in the statistics, it is that there is no clear-cut 

consensus on the importance of voting in municipal elections 

in Denton.^ Be that as it may, the D.C.A. had passed the 

politician's test for measuring success over past years 

regardless of the low voter participation: it had won. 

The 1966 Urban Renewal election defeat must have been 

hard for the D.C.A.-backed Council to accept because of its 

past history of success. All of the members of the Council 

had gone on record as supporting the issue, and the Mayor 

made a public statement of disappointment at the outcome of 

the election. With all members of the Council closely identi-

fied with the defeated issue, there were to be important reper-

cussions in the 1967 municipal elections. 

^A complete discussion of the political environment in 
Denton is presented in John W. Joyce, "The City of Denton 
Computer Installation: A Study of Conversion in a Medium-Sized 
Municipality," unpublished master's thesis, Department of Govern' 
ment, North Texas State University, Denton, 1967. 

o 
Denton Record Chronicle, July 17, 1966. 
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The formation by Jerry Stout, local businessman, of 

formal opposition to the Urban Renewal election was politically 

the most significant development of the Urban Renewal cam-

paign, and it turned out to be more than a passing phenomenon. 

Under his leadership, various local interests who felt they 

were not being represented organized formal opposition to the 

D.C.A. That Stout intended to remain active in local politics 

was evidenced by his post-Urban Renewal election statement 

in which he criticized the Charter Association. He said: 

Since the Charter Association was formed no genuinely 
representative election has been held in Denton. Excel-
lent men have served on the Council and are today on the 
Council but they have listened to a small vocal group 
who have successfully exercised an influence greater than 
their numbers justified.3 

Stout went on to say that his organization favored the 

town hall concept: 

The Council meetings should be hald at a convenient 
hour and the public encouraged to attend. The Council 
would get a better idea of the wishes of the public and 
it would no longer be necessary to depend on and be 
obligated to a small group who by charter endorsement 
made their election in fact an appointment.^ 

In view of this, Stout felt it would be a good step in 

clearing the way for solutions to the problems which must be 

solved if the Charter Association would be dissolved. 5 

After this post-election speech, the battle lines were 

clearly drawn for the upcoming April 4, 1967, municipal election 

3 1 b i d. 
4Ibid. 
51 b i d. 
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which was still eight months away. With a voting majority of the 

Council to be selected, speculation began immediately as to what 

lasting strength Stout might have from the Urban Renewal issue. 

The eight month period between the July 16, 1966 election 

and the April 4, 1967 Council election was a time of anxiety for 

the a d m i n i s t r a t i o n . The city government moved cautiously during 

these months in anticipation of the political battle which was 

forming for the Council race. 

After a hotly contested election campaign, three candidates 

endorsed by Stout and his supporters won election to the Denton 

City Council, upsetting candidates backed by the Denton Charter 

Association and ending seven years of domination by that group. ® 

Of the ten candidates who sought election, the best any D.C.A. 

candidate could do was fifth p l a c e . 7 

With the 1967 upset, the Stout-backed Council was assured 

of a voting majority on the Council for two years. Their first 

action was to elect a mayor from among their own midst. 

In Denton, the Mayor is elected each year by the Council, 

from its own m e m b e r s h i p . The Mayor presides at meetings of the 

Council and is recognized as the head of the city government 

for all ceremonial purposes, but has no regular administrative 

duties. He also votes on all matters considered by the Council, 
8 

but does not have the veto power. 

fi 
The D.C.A. was unable to present a united front due to an 

internal split among its members before the 1967 Council election 
This also contributed to its defeat. 

7 1 bid. , Apri 1 5 , 1967. 

— — C1ty 2l Denton, Texas (Denton 
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At the first meeting of the new Council, the incumbent 

Mayor, Warren Whitson, was unseated, and Zeke Martin was chosen 
q 

to serve as Mayor for the next year. This fulfilled the 

expressed desire of the Stout-endorsed Council to unseat 

Mayor Warren Whitson, who would now serve out his remaining 

year as a Councilman. This first action by the new majority 

set the tone for the first year they were in power, and the 

year was marked by split three-two votes on the City Council. 

The majority also conducted an all-out campaign this first 

year to obtain the resignation of the City Manager, Jack 

Reynolds, who was closely associated with the ex-Mayor. 

The tactics used by the Stout-led group to achieve its 

ends included the establishment by Stout of a local newspaper, 

the Denton Enterprise, to get his views before the public, and 

the establishment of its influence through the votes of the 

Council majority. The opposition fought back with both 

referendum and initiative campaigns on several issues which 

came before the Council. Stout's efforts were successful 

to the extent that City Manager Jack Reynolds resigned within 

eight months after the 1967 election and ex-Mayor Warren 

Whitson chose not to run the following year for a fifth term. 

In all probability, however, the ex-Mayor would not have 

sought another term regardless of the turn of political events, 

since he had served for an eight^year period. 
9 
City of Denton, Texas, Minutes of the City Council, Vol. 

1_8 (April 1 1 , 1 967), p. 16. 
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Throughout the first year during which the Stout-endorsed 

Councilmen served, neither side seemed to be able to obtain a 

clear indication of majority support from the people. Issues 

which were brought before the people resulted in split victories 

for both Stout and D.C.A.-backed candidates to the Council. The 

year ended in the 1968 election of two D.C.A.-backed candidates 

to the Council. This was a questionable indication of popular 

support for the D.C.A., however, since Jerry Stout did not 

endorse candidates. 

The second year that the Stout-backed majority served was 

relatively quiet and tranquil. A new City Manager was appointed 

who was soon accepted as a professional and neutral administra-

tor by both sides. The new manager, Jim White, did much to 

achieve compromise on both sides of issues coming before the 

Council. This second year was spent in anticipation by many, 

however, of the upcoming election in 1969, when a majority of 

the Council would again be up for re-election. 

The election of 1969 was one which surprised many. The 

Stout-endorsed majority serving on the Council chose not to 

seek second terms. Stout in turn did not choose to endorse 

other candidates and the result was several independents run-

ning against three D.C.A. candidates. The election saw two 

independents elected to the Council and one D.C.A. candidate, 

giving the D.C.A. a majority on the Council. The 1970 election, 

in which two D.C.A. candidates were elected without opposition, 

seemed to indicate general support for D.C.A. candidates once 

again. 
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The aftermath of the 1966 Urban Renewal election, then, 

was marked by political turmoil. Jerry Stout seemed to have 

accomplished, for a limited time, his objective to defeat 

Mayor Warren Whitson and destroy D.C.A. influence. Although 

the D.C.A. regained its strength in the 1968, 1969, and 1970 

elections, the organization did not enjoy the unopposed role 

it once had. The opposition remains active in its criticism 

of the D.C.A. and City policy in general through the news-

paper, the Denton Enterprise, which Jerry Stout established 

in 1967. 

Southeast Denton 

Following the 1966 Urban Renewal election, any chances 

for meaningful progress in correcting blighted conditions in 

the southeast area of Denton seemed to have been completely 

destroyed. While opponents of Urban Renewal had mentioned 

alternate federal and local programs, no program was ever 

formulated and presented. There was a general feeling among 

leaders in the community who had supported Urban Renewal that 

nothing would be done for the area beyond bond funds already 

voted for improvements. It was in the context of these devel-

opments that the 1967 Council election was held. 

In the 1967 election, one of the primary supporters of 

Jerry Stout's endorsed candidates were black residents in 

southeast Denton. The majority of the black community had 

voted against Urban Renewal, and it was then natural that they 

would favor anti-renewal candidates in the 1967 Council election 
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if Urban Renewal was made an issue. The Stout-endorsed 

candidates, recognizing the probable support in the southeast 

area, courted the black vote and promised a program to help 

pave all of the streets in that area. The blacks responded 

with the largest show of black voter turn-out at the polls 

in Denton's history and were instrumental in the election of 

the three candidates. 

After the election, the newly elected Councilmen, including 

Mayor Zeke Martin, a local gas distributor, publically expressed 

sympathy for southeast Denton residents and pledged their 

support to seek a solution to the problems in the area. 

Council action began with the appointment of a "Mayor's 

Committee for the Development of Southeast Denton." Mayor 

Zeke Martin picked thirteen residents of southeast Denton to 

serve on the committee. The group was to serve in an advisory 

capacity to the mayor and make recommendations for improvements 

in the area. 

On August 13, 1967, the Mayor's Committee reported to the 

Council and made the following recommendations for improvement: 

a. Paved streets for the area. 

b. Negro representation on the City Park Board. 

c. Two Negro policemen. 

d. Clearing of right-of-way of MKT Railroad which 
bisects the area. 

e. Regular clean-up periods for City trucks to be used 
to pick up trash. 

f. Better lighting on the main streets. 
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g. Clearing of junk cars. 
•) o 

h. Cleaning and mowing of vacant lots. 

The Mayor's Committee report was taken under advisement 

and the Mayor assured the committee that steps would be taken 

to help solve their problems. 

Following the Mayor's Committee report, on September 28, 

1967, the City Council met with a representative of the 

Department of Housing and Urban Development (HUD). 1 1 Presented 

with the magnitude of the problems in the area and the amount 

of money that would be necessary to even make a respectable 

showing, the Council considered once again the problem of how 

local funds could be stretched through federal help. The only 

federal program available which could possibly meet the problems 

in an area like southeast Denton, except for Urban Renewal, was 

the Concentrated Code Enforcement Program. 

The Code Enforcement program was undoubtedly of interest 

to tFie Council because of its success in neighboring cities. 

Grsnd Prairie and Fort Worth were two cities which had been 

closely observed during the Urban Renewal campaign, and they 

both had highly successful Code Enforcement programs. Another 

factor which made this program attractive was that the power of 

eminent domain was not used to redevelop neighborhoods and the 

program generated little relocation. 

M a y o r s Committee for the Development of Southeast Denton, 
Recommendations for the Improvement of Southeast Denton," 

August 13, 1967. 

^ D e n t o n Record Chronicle, September 28, 1967. 
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Under the 1967 Code Enforcement Program, grants up to 

three-fourths of program cost for municipalities 50,000 or 

under in population are made for planning, reviewing, and 

administering Code Enforcement programs in selected local 

areas. Eligible project expenses include planning, adminis-

tration, and public improvements, such as necessary streets, 

sidewalks, curbs, street lighting, tree planting, and similar 

improvements. Direct federal 3 per cent rehabilitation loans 

up to $10,000 are available to owners. Also available are 

$1,500 rehabilitation grants to eligible owners and tenants 

of property in the a r e a . ^ 

The Council and two members of the Mayor's Committee met 

a representative from the Code Enforcement Program to discuss 

the steps which would be necessary for implementation of a 

Code Enforcement Program in the southeast area. The HUD official 

after study of the southeast Denton area, said he did not see 

how Code Enforcement could be substituted for Urban Renewal in 

that area. In his conclusion he stated: 

If a neighborhood could be delineated apart from the 
whole area, it possibly could be improved through Code 
Enforcement, however. Code Enforcement is not the answer 
to the entire area. A Code Enforcement Program is designed 
to keep neighborhoods from deteriorating into an Urban 
Renewal situation where it must be cleared to do any good. 
Southeast Denton is a good Urban Renewal area and I don't 
see how you could make it work under Code Enforcement.13 

With the decision of HUD that the entire southeast Denton 

qualify for a Code Enforcement Program, the 

12 " " ~ • - ~ — — 
Statutes at Large, Vol . 68, Part p. 590 , (1 954). 

13 
Denton Record Chroni cle. September 28, 1967. 
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Council turned to initiating local efforts to improve the area. 

Beginning in the autumn of 1967, the Council began improvements 

in the area, using local resources. The following projects were 

initiated during the next two year period. 

Southeast Denton Paving Project 

Through the combined efforts of the City Council, City 

staff, and residents in the area, an assessment paving program 

was developed that included the paving of all streets in the 

area. Under the established paving assessment policy of the 

City, residents on both sides of a street pay one-third of the 

construction costs and the City pays one-third. Assessments 

may be paid out in monthly payments with an 8 per cent interest 

charge. Under the terms of the southeast Denton project, pro-

perty owners on both sides of the street are assessed one-fourth 

of the cost of construction. There is no interest charge for 

monthly payments. Extended utility services are also a part of 

the program, and^ with the completion of utility relocation, 

utility services will be available to all residents in the area. 

The entire project is now under construction and expected to be 

completed in February of 1971, at a cost of $606,000. 

Clean-up Campaign 

A clean-up campaign was launched in the area. During this 

period the Deputy Health Officer removed 512 abandoned automobiles 

and investigated an average of fifteen complaints per day related 

to weed control. Officials of the railroad bisecting the area 
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were contacted regarding the mowing of their right-of-way and 

that company began a program of compliance in the area. Al-

though much remained to be done in 1969, considerable progress 

was made in improving the general appearance of the area and in 

eliminating health h a z a r d s . ^ 

B1ack Representation 

The request by the Mayor's Committee for representation 

on the Parks and Recreation Board and on the police force was 

met with mixed success. A black board member was appointed 

to the Parks Board. The hiring of a black policeman proved to 

be a more difficult task. Obtaining qualified applicants who 

could pass the civil service test was found to be extremely 

difficult. One Negro was hired, but he failed to stay past the 

six months probationary period. 

Conclusion 

The political aftermath of the 1966 Urban Renewal election 

w§s important in the effect it had on established structures in 

the community and the deep divisions that it created throughout 

the community. It was also significant for the purpose of this 

study in its effect on actions in the southeast Denton area. 

The programs initiated by the Council from 1967 to 1969 

resulted in major improvements to the area. Both factions of 

the Council were in favor of the improvements and worked 

together to make them possible. 

14 , ~~~ • • ~~~ 
City of Denton, Texas , Workable Program for Community 

Improvement (Denton, 1969), p. 4. 



89 

The i m p r o v e m e n t s that were i n i t i a t e d during this period 

w o u l d p r o b a b l y not have been p o s s i b l e , h o w e v e r , if it had not 

been for the concern created by the Urban Renewal issue. The 

s t u d i e s of the area c o n f i r m e d that it was in need of c o m p r e -

h e n s i v e basic i m p r o v e m e n t s , and h i g h l i g h t e d the p l i g h t of m a n y 

of its r e s i d e n t s . The i n v o l v e m e n t of local r e s i d e n t s in the 

s t u d i e s also helped to c r e a t e a real c o n c e r n among m a n y r e s i d e n t s 

in the c o m m u n i t y w h o m i g h t have been u n a w a r e of the m a g n i t u d e of 

the p r o b l e m . 

The Urban Renewal issue also served to r e m o v e o p p o s i t i o n 

to t h e s e i m p r o v e m e n t s . The amount of m o n e y spent in s o u t h e a s t 

Denton during this period r e p r e s e n t e d a s i z e a b l e e x p e n d i t u r e of 

local funds which far e x c e e d e d the bond funds w h i c h had been 

a p p r o v e d for i m p r o v e m e n t s in the area. The s c a t t e r e d o p p o s i t i o n 

w h i c h was p r e s e n t to these i m p r o v e m e n t s was an i n d i c a t i o n that 

it w o u l d u n d o u b t e d l y have been much g r e a t e r had the need of the 

area not been so well d o c u m e n t e d . Most c i t i z e n s in the c o m m u n i t y , 

h o w e v e r , seemed to a p p r o v e of the p r o g r a m r e g a r d l e s s of their 

stand on Urban R e n e w a l . After the r e j e c t i o n of Urban R e n e w a l , the 

s u p p o r t e r s of the issue felt that the local i m p r o v e m e n t s were the 

least that should be done for the a r e a , w h i l e those who had op-

posed Urban Renewal m u s t have felt that the i m p r o v e m e n t s w e r e 

a w e l c o m e d a l t e r n a t i v e . 

W h i l e the i m p r o v e m e n t s i n i t i a t e d during this period have 

a c h i e v e d m a j o r r e s u l t s , they were never a part of a c o m p r e -

h e n s i v e p r o g r a m , but w ere u n c o o r d i n a t e d e f f o r t s to meet the 
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most obvious and immediate problems in the area. The greater 

economic, social, and physical problems of the area still 

remai ned. 

It was in light of this that the City staff, under the 

direction of City Manager Jim White, began an evaluation of 

possible alternatives and began to develop a program which 

would give direction and coordination to future efforts to 

meet the needs of southeast Denton. 



CHAPTER VI 

A PROPOSED PROGRAM OF IMPROVEMENT FOR 

THE SOUTHEAST DENTON AREA 

Background 

During the summer of 1968, work began in the City Manager's 

office, at the administrative level, to establish a comprehen-

sive program of improvement for the southeast area. The primary 

purpose of the program was to provide over-all direction, includ-

ing control, communications, and coordination for improvements 

already underway and for programs which were anticipated in the 

future.^ 

As local resources were exhausted, the primary goal of the 

program was to find state or federal programs which could be 

used to provide a more comprehensive approach to help solve some 

of the basic economic, social, and physical problems in the area 

First, it was recognized that Urban Renewal was without 

doubt the best technical answer to the many problems in the . 

area. It had not been politically acceptable, however. In 

view of this past lesson, consideration was only given to those 

programs which were thought to be politically acceptable and 

therefore practical. 

H h e author of this thesis prepared and gathered the 
research material which was contained in the "Proposed Pro-
gram of Improvement for the Southeast Denton Area." 

91 
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Another limiting factor on the approach taken in com-

piling a program for improvement in the area was the limited 

number of programs offering financial assistance. The State 

of Texas has not initiated any programs of aid for the improve-

ment of blighted areas. The federal government has a limited 

number of grants-in-aid which serve as substitutes for Urban 

Renewal, and many of these lack adequate funds. The recom-

mendations contained in this report were based on aid programs 

for which the City might qualify in light of evaluation at 

that time. 

Proposed Program 

With the above limitations, the following program was 

completed and presented to the City Manager for his evaluation 

in November of 1968. It has served as a guideline for the 

improvement of the area since that time. 

The report was composed of six recommendations which 

were considered to represent a balanced and coordinated pro-

gram, based on the financial ability of the City and the 

grants-in-aid which were available. The City government's 

responsibility for the area was to provide the tools for self-

improvement and to coordinate community programs to insure 

orderly development. The proposed program was felt to meet 

this responsibility and was designed to put the burden of 

action on the residents it was designed to help. The following 

steps, some already in progress, were the recommendations for a 

continuing program of action. 
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Recommendation Number One 

The paving and utility relocation project in southeast 

Denton was already underway when this report was completed. 

The report did note, however, that upon the completion of the 

project, all streets in the area would be paved and utilities 

made available to all residents. The provision of these basic 

improvements was felt to be the number one priority of the area. 

It was the recommendation of the report that efforts to 

complete the program at the earliest possible date be continued. 

The target date for completion was set for February, 1971. 

Recommendati on Number Two 

The second recommendation of the report was to continue 

and to increase local efforts to clean up the southeast section 

in order to bring it up to acceptable standards for a future 

Code Enforcement Grant-in-Aid Program. 

In 1967, the City had initiated several clean-up projects. 

This effort had included the removal of many abandoned vehicles 

and a crackdown on the care of vacant lots and public rights-

of-way. The report recommended that this effort be continued, 

and went one step further to include the demolition of vacant 

substandard structures. The large number of buildings which 

were in this condition was alarming and was considered a serious 

fire and health hazard to the neighborhood. 

Based on surveys conducted during the study, all structures 

in the area were classified according to minimum standards as 
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set forth by the City's Planning Department. The survey 

showed the following: 

a. That there were 757 owned and rented structures in 
southeast Denton. 

b. That 280 or 37 per cent of this total were substandard 
and would have to be removed. Of the 280, fifty-one 
were vacant. 

c. That 349 had some code violations but could be 
rehabi1i tated. 

d. Only 128 houses in the area could be classified 
as standard. 

The housing problem was then felt to be a major one 

which was far beyond the ability of local resources. The 

only program found to be available which could supply the 

funds necessary to correct the housing conditions and pro-

vide the staff to implement such an undertaking was the 

Federal Concentrated Code Enforcement Program. 

To qualify for Federal Code Enforcement Aid in the area, 

the housing that must be removed must be a small percentage 

of the total code violations. The Code Enforcement Program 

is designed to bring up declining areas and is not intended 

to be used for wide clearance like Urban Renewal. Therefore, 

as the City was told by the Department of Housing and Urban 

Development in 1967, the 280 substandard structures would 

prohibit Code Enforcement in the entire area. 

To meet these problems, to clean up the area, and to 

bring it up to acceptable standards to qualify for a Code 

Enforcement Program, it was proposed that the fifty-one 

vacant, substandard structures located in the area be eliminated 
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as soon as possible. As low income rental housing which was 

proposed in this report became available, it was believed that 

many area families would be leaving other substandard structures 

which would also become vacant. As these structures became va-

cant, it was recommended that they also be removed. 

During this same period the street paving in the area was 

to be completed, and many homes were expected to be improved 

by their owners as a result of the street paving. The area 

then would undergo considerable improvement and could be 

expected to qualify in whole or in part for a Code Enforce-

ment Program. Although long-range, this approach was the 

recommendation of the study and was believed to be the only 

practical approach to improve existing housing. 

Recommendation Number Three 

The third recommendation of the study was for the City to 

submit a Workable Program for Community Improvement to the Depart-

ment of Housing and Urban Development. This was considered to 

be an important step in the City's program in that the Workable 

Program would provide additional planning aids and would satisfy 

federal requirements for financial assistance for several grant-

in-aid programs. 

The Housing Act of 1949, as amended, requires that a City 

must have completed a Workable Program before federal aid can 

be made available for certain programs. The requirements are 

as follows: 
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. . . a W o r k a b l e P r o g r a m for C o m m u n i t y I m p r o v e m e n t (which 
shall i n c l u d e an o f f i c i a l plan o f a c t i o n , as it e x i s t s 
f r o m t i m e to t i m e , for e f f e c t i v e l y d e a l i n g w i t h the p r o -
b l e m of u r b a n s l u m s and b l i g h t w i t h i n the c o m m u n i t y and 
f o r t h e e s t a b l i s h m e n t and p r e s e r v a t i o n o f a w e l l - p l a n n e d 
c o m m u n i t y w i t h w e l l - o r g a n i z e d e n v i r o n m e n t for a d e q u a t e 
f a m i l y l i f e ) f o r u t i l i z i n g a p p r o p r i a t e p r i v a t e and p u b l i c 
r e s o u r c e s to e l i m i n a t e and p r e v e n t the d e v e l o p m e n t or 
s p r e a d of s l u m s and u r b a n b l i g h t , to e n c o u r a g e n e e d e d 
u r b a n r e h a b i l i t a t i o n , to p r o v i d e f o r r e d e v e l o p m e n t of 
b l i g h t e d , d e t e r i o r a t e d , or s l u m a r e a s , or to u n d e r t a k e 
s u c h of the a f o r e s a i d a c t i v i t i e s or o t h e r f e a s i b l e c o m -
m u n i t y a c t i v i t i e s as m a y be s u i t a b l y e m p l o y e d to a c h i e v e 
the o b j e c t i v e s of such a p r o g r a m . 2 

T h e b a s i c p u r p o s e of the W o r k a b l e P r o g r a m , t h e n , is to 

i n s u r e that c o m m u n i t y has a d e q u a t e p l a n s to c o n t r o l c o n d i -

t i o n s w h i c h c o n t r i b u t e to s l u m s and b l i g h t . In o r d e r to 

i n s u r e that this p u r p o s e will be m e t , the W o r k a b l e P r o g r a m 

has r e q u i r e m e n t s in t h e f o l l o w i n g a r e a s : 

a. C o d e A d o p t i o n and E n f o r c e m e n t : T h e a d o p t i o n of 
h o u s i n g , b u i l d i n g , and r e l a t e d c o d e s , and d e v e l o p -
m e n t of an e f f e c t i v e c o d e e n f o r c e m e n t p r o g r a m w h i c h 
is at l e a s t a d e q u a t e to deal w i t h a r e a s h a v i n g high 
p r i o r i t y need f o r e n f o r c e m e n t , i n c l u d i n g b o t h b l i g h t e d 
a r e a s and b a s i c a l l y s o u n d but d e t e r i o r a t i n g n e i g h b o r -
h o o d s , and w h i c h is g e a r e d t o w a r d e v e n t u a l c o m m u n i t y -
w i d e c o m p l i a n c e w i t h such c o d e s . 

b. P l a n n i n g and P r o g r a m m i n g : T h e e s t a b l i s h m e n t of a c o n -
t i n u i n g p u b l i c p l a n n i n g and p r o g r a m m i n g p r o c e s s w h i c h 
d e v e l o p s a c t i o n p r o g r a m s w i t h i n a c o m p r e h e n s i v e p l a n n i n g 
f r a m e w o r k f o r o v e r c o m i n g the m a j o r p h y s i c a l , s o c i a l , 
and e c o n o m i c p r o b l e m s r e l a t e d to the s l u m and b l i g h t e d 
a r e a s of the c o m m u n i t y , and f o r e s t a b l i s h i n g and pre-
s e r v i n g a w e l l - p l a n n e d c o m m u n i t y w i t h s u i t a b l e l i v i n g 
e n v i r o n m e n t for f a m i l y l i f e . 

c. H o u s i n g and r e l o c a t i o n : T h e d e v e l o p m e n t of a c e n t r a l -
ized or c o - o r d i n a t e d p r o g r a m for a s s i s t i n g in the re lo-
c a t i o n o f all p e r s o n s and b u s i n e s s c o n c e r n s d i s p l a c e d 
by p u b l i c a c t i o n in the c o m m u n i t y and the d e v e l o p m e n t 
of a p r o g r a m to e x p a n d the s u p p l y of h o u s i n g for low 
and m o d e r a t e i n c o m e f a m i l i e s on the b a s i s of equal 
o p p o r t u n i t y . 

2 
.. . .United..States..Department o f \ H o u s inQ and D e v e l o p m e n t $ 

W o r k a b l e ^ P r o g r a m for C o m m u n i ty I m p r o v e m e n t H a n d b o o k ( W a s h i n q t o n ! 
v* t • 5 jyots, p, I. ~ — 
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d. Citizen Involvement: The establishment of programs 
designed to achieve meaningful involvement of citizens, 
including poor and minority groups, in planning and 
carrying out HUD assisted programs related to the 
Workable Program.3 

The fulfillment of these requirements is mandatory for the 

approval of the Workable Program by the Department of Housing 

and Urban Development. The grants-in-aid which would be avail-

able if they were met was only a part of the City's interest 

in completing them. They would also provide a continuing 

planning process, an organizational structure, and several 

tools for controlling urban decline. 

The Code Adoption and Enforcement section was considered 

highly important for the city. Denton met all of the code 

requirements except the Minimum Standards Housing Code. This 

code is the most important tool available to cities in con-

trolling the deterioration of the urban housing stock. It is 

important because the code sets minimum standards which buildings 

must meet after construction. No other code effectively regu-

lates the condition of structures after their initial construction 

The adoption of a Minimum Standards Housing Code and the estab-

lishment of an effective enforcement program were considered to 

be the keys to any program designed to eliminate substandard 

structures iri the community. 

The planning and programming section requirements were also 

considered to be of value to the City. The Department of 

Housing and Urban Development requires that a Workable Program, 

^ I b i d , p. 2 
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once approved, must be recertified every two years. To gain 

the recertification , a city must show that its plans are 

relevant and that it is making progress. This type of con-

tinuing planning and programming system would insure the 

continuity that any program would have to implement in order 

to improve conditions in southeast Denton. 

The housing and relocation requirements were also vital 

for program development by the City. No reliable community-

wide housing inventory had ever been conducted in the city. 

It was therefore impossible to develop a balanced program to 

expand the supply of low and moderate income housing when 

that need was not known. The information which would be 

compiled through the Workable Program would enable the City 

to formulate intelligent housing goals for the entire com-

muni ty. 

The last section s citizen involvement, was perhaps the 

most important of all the requirements. There was a great 

need for some type of structure to involve interested citizens 

in a program of this nature. This was especially true of south-

east Denton where little community leadership through organized 

structures existed. 

The programs which the city might qualify for if the 

Workable Program requirements were met are all designed for 

low income groups. The following are programs administered 

by the Department of Housing and Urban Development for which 

the Workable Program is a requirement: 
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a. Urban Renewal Program. 

b. Neighborhood Development Program. 

c. Concentrated Code Enforcement Program. 

d. Interim Assistance for Blighted Areas. 

e. Demolition Grant Program. 

f. Community Renewal Program. 

g. General Neighborhood Renewal Plan. 

h. Rehabilitation loans and grants in urban renewal and 
concentrated code enforcement areas and in other than 
urban renewal or concentrated code enforcement areas 
assisted under the provision of Sec. 115 (a) (2) and 
Sec. 312 (a) (1). 

i. Low-rent Housing Program, except for Section 23, 
Short Term Leased Housing. 

j. Mortgage insurance under FHA Sec. 220, for housing 
construction and rehabilitation in urban renewal 
project areas. 

k. Mortgage insurance under FHA Sec. 221 (d) (3) at market 
or below market interest rate projects for low and 
moderate income families. 

1. Rent Supplement Projects under Sec. 221 (d) (3) for 
low income families, with certain exceptions.4 

The City of Denton was not interested in all of these 

programs at that time. The Code Enforcement Program, however, 

was included in immediate plans, and by completing Workable 

Program requirements, the City would have a flexible course 

for the future if it should become necessary to use additional 

programs. 

On May 27, 1969, the City Council approved a Minimum 

Standards Housing Code for the City of Denton. 5 The approval 

4Ibi d. , p. 3. 

D e n t o n » Texas, Minutes of the City Council. Vol. Ifi 
(.May 27, 1969), p. 212. 
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of this ordinance satisfied the requirements of the Depart-

ment of Housing and Urban Development and made it possible for 

the City to submit a Workable Program Application. In April, 

1970, the Council reviewed and approved the submission of a 

Workable Program Application that had been prepared by the 

City staff. The Application is now pending approval by the 

Department of Housing and Urban Development. 

Recommendation Number Four 

This section of the report was devoted to Code Enforcement 

and recommended that the City apply for a Concentrated Code En-

forcement Program for a 147 acre tract that comprized the south-

ernmost portion of southeast Denton. 

As was noted earlier in the report, the entire southeast 

Denton area would not qyalify for Code Enforcement. There were 

far too many substandard units, 280, and they were distributed 

fairly evenly throughout the area. This latter fact eliminated 

the possibility of including several pocket areas into a Code 

Enforcement Program. 

There was one area, however, which could possibly meet 

the requirements of the Department of Housing and Urban Devel-

opment. It was designated in the study as a 147.38 acre tract 

which included most of the better housing in the area. The 

housing breakdown in the area was as follows: 
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TABLE VI 

HOUSING CONDITIONS IN SOUTHEAST DENTON 

Condi ti on Number Per cent 

Standard 109 45, .60 

Rehabi1i tati onal 93 38, ,92 

Occupied-Substandard 27 11. .30 

Vacant-Substandard 10 4, .18 

The housing conditions in this area represented a fairly 

stable but declining neighborhood. By removing the ten vacant 

substandard units through local action prior to submission of 

a Code Enforcement Application, the percentage of all housing 

which would have to be torn down would be lowered to 11.79 per 

cent. This figure would represent a small percentage of all 

housing in the area and the section was expected to qualify for 

a Concentrated Code Enforcement Program. 

The City was primarily interested in these areas of 

financial aid under the Code Enforcement Program, which included 

the three-fourths grant to the city of all administrative costs 

in the program, the $3,000 grants to eligible residents to 

rehabilitate their homes, and the 3 per cent long term loans 

which would be available to rehabilitate or completely rebuild. 

The three-fourths administrative grant to cover costs of 

implementing the program was the most important aid to the city. 
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The additional staff which would be necessary to enforce a 

Minimum Standards Housing Code was beyond the financial ability 

of the City. This grant would enable the City to establish an 

adequate inspection staff at one-fourth of the actual cost. 

The financial assistance to area residents to upgrade 

their living conditions was important in that it would enable 

the residents to comply with City codes. In the past, inspec-

tion of substandard homes had borne little result because the 

homeowners did not have the financial ability to correct inade-

quate conditions. The City in turn could not condemn the homes 

because the occupants could not be relocated in standard 

hous i ng. 

The conclusion of the study was that the aids offered 

in this program would offer a solution to the difficulties which 

the City had experienced in the past and would form a vital 

part of the total City program. 

Recommendation Number Five 

The fifth recommendation of the study suggested several 

programs which should be explored to provide low and moderate 

income housing in the immediate future. The study indicated 

that there was a need for rental units and homes which could be 

purchased at below market terms. 

The report also recommended that a housing committee be ap-

pointed by the Council to formulate long-range plans to meet the 

housing needs of low and moderate income groups. In order to meet 

the immediate problem, however, several programs were recommended 

for consideration. 
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The first program recommended by the study was the 

Rent Supplement Program which could provide rental units in 

the immediate future. The program, as authorized by Congress, 

makes it possible for private enterprise to provide housing 

for low income families and individuals, who in addition to 

their low income can qualify in one of the following categories 

a. has been displaced by governmental action. 
b. either he or his spouse is 62 years of age or older. 
c. either he or his spouse is physically handicapped. 
d. now lives in substandard housing. 
e. occupies or did occupy living units destroyed or 

extensively damaged by natural d i s a s t e r . 6 

For projects which are approved by HUD, rent supplement 

payments are made to the owners of projects on behalf of eli-

gible tenants. Only new housing projects or existing housing 

projects involving major rehabilitation are eligible for this 

program. 7 Almost without exception, mortgage insurance and 

rent supplements must be approved for a project before con-

struction or rehabilitation is begun, and must be owned by 

one of the following: a private nonprofit organization; a 
limited dividend mortgagor; or a cooperative housing corpor-g 

ation. All of those who are eligible for rent supplements 

must pay 25 per cent of their income for rent. The difference 

between this amount and the full market rent for the living 

unit represents the amount of the rent supplement for that 

family or individual.9 

Department of Housing-and Urban Development, Rent Supple-
ment Program Public Information Guide and Instruction Handbook 
(Washington , D. C. , 1 966T, p. 1 

71 b i d. 81 b i d. 91 b i d. 
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A number of units in a rent supplement project can be 

made available to tenants who pay the full market rent without 

subsidy. The program also permits a tenant to continue to live 

in the supplement complex as his income increases, paying a 

higher rent and receiving a lower supplement as his income 

rises, or he is allowed to continue to live in the project 

after he can no longer qualify for rent supplements.^ 

On November 22, 1969, the Council considered the request 

of a private developer for approval of a 198 unit rent supple-

ment apartment complex in southeast Denton. In view of the 

programs which the City expected to initiate in the area, it 

was the City Manager's recommendation that the Rent Supplement 

Project be approved, with the stipulation that any Denton resi-

dent who needs housing because of local government action in 

the next fiye years have top priority on the waiting list for 

the units. It was felt that a much needed facility would be 

provided in the southeast Denton area and, at the same time, 

it would assure relocation facilities if a Code Enforcement 

Program was later adopted. The 198 unit request was approved 
11 

by the Council and the units are now under construction. The 

completion date for the project is June of 1971. 

Other programs which were recommended for further study 

in the report included the Public Housing Program, the FHA 
1 0 1 b i d. 
11 

City of Denton, Texas, Minutes of the City Council, 
Vol. 18 (November 22, 1968), p. 157. 
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Rental Housing Program Number 236 for moderate income families, 

and the Number 235 Home Ownership Program for low and moderate 

income families. 

In May of 1970, a Public Housing Authority was created 

by the Council and an application is now pending for 250 units 

for the elderly, disabled, and handicapped. The latter two 

programs which were recommended in the study are both sponsored 

by private developers. A limited number of these units have 

been constructed In Denton, but none to date is in the southeast 

section of the city. 

Recomroeiridation Number Six 

The sixth recommendation was to develop a Neighborhood 

Facilities Program to house community action programs to offer 

aid for individual development and to provide for the social and 

economic improvement of the neighborhood. 

The Neighborhood Facilities Grant Program provides financial 

and technical assistance for the development of centers which 

can house health, recreational, social, and other community 

services and activities for low and moderate income persons. 

By locating such a facility in southeast Denton, the report 

noted that it could provide local officials and other interested 

groups with an additional tool to meet some of the social and 

economic problems of the residents of the area. 

Interest in self-improvement and participation in neigh-

borhood and community life was also to be encouraged by the 

presence of activities and services in the problem area. If 
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the C i t y were to prov ide such a f a c i l i t y , i t was recommended 

t h a t a community ac t i on program be es tab l i shed which could 

inc lude such programs as the f o l l o w i n g : 

a» Socii al Serv i ces 

1. I n d i v i d u a l and f a m i l y counse l ing 
2. Homemaker educat ion 
3. Legal advice and serv ices 
4. Consumer educat ion 
5. Day care centers 

b. Employment and T r a i n i n g 

1. Job t r a i n i n g and voca t i ona l counse l ing 
2. Youth o p p o r t u n i t y center 
3. Vocat iona l r e h a b i l i t a t i o n 

Educat ion 

1. Basic adu l t l i t e r a c y 
2. C i t i z e n s h i p c lasses 
3. P ro j ec t head s t a r t 

d . Housing 

1. Re loca t ion i n f o r m a t i o n 
2. R e h a b i l i t a t i o n ass is tance (advice on l oans , grants 

requ i red improvements) 
3. Code Enforcement (advice on r i g h t s and du t i es of 

owners and tenants ) 

e • As'sistance to the Aged 

1. I n fo rma t i on on Soc ia l S e c u r i t y , Medicare, and o ther 
benef i ts 

2. Specia l hea l th serv ices 
3. Soc ia l a c t i v i t i e s 
4. Hand i c ra f t shops 

f . C i v i c P a r t i c i p a t i o n 

1. Planning f o r renewal 
2. Organ iza t ion f o r c i t i z e n ac t i on 
3. P a r t i c i p a t i o n in the Community Ac t ion Program 
4. Munic ipa l serv ices i n f o r m a t i o n center 
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g. Heal th 

1. H e a l t h s t a t i o n s 
2. R e f e r r a l s e r v i c e s to c o m m u n i t y h e a l t h c e n t e r s 
3. M e d i c a l and dental s c r e e n i n g c l i n i c s 
4. E n v i r o n m e n t a l h e a l t h i n f o r m a t i o n s e r v i c e s 
5. M e n t a l h e a l t h r e f e r r a l s e r v i c e s 

h. C u l t u r a l Eririchment 

1. L i b r a r y s e r v i c e s 
2. M u s e u m t o u r s 
3. M u s i c a l i n s t r u c t i o n and a p p r e c i a t i o n 
4. D r a m a t i c p r o d u c t i o n s 

i. R e c r e a t i on 

1. A c t i v e s p o r t s p r o g r a m s f o r y o u t h and y o u n g a d u l t s 
2. A c t i v e and p a s s i v e p r o g r a m s f o r o l d e r g r o u p s 12 

U n d e r the N e i g h b o r h o o d F a c i l i t i e s G r a n t P r o g r a m , the 

f e d e r a l g r a n t m a y c o v e r up to t h r e e - f o u r t h s o f the d e v e l o p m e n t 
1 3 

c o s t s . T h e f a c i l i t y w h i c h w a s p r o p o s e d w o u l d h a v e o f f e r e d 

a v a r i e t y o f o p p o r t u n i t i e s to the r e s i d e n t s of s o u t h e a s t 

D e n t o n . It w a s to p r o v i d e a n u c l e u s f r o m w h i c h a c o m m u n i t y 

e f f o r t c o u l d be b a s e d to h e l p the p e o p l e in the a r e a h e l p 

t h e m s e l v e s . 

C o n c l u s i on 

T h e six r e c o m m e n d a t i o n s of the 1 9 6 9 S o u t h e a s t D e n t o n 

I m p r o v e m e n t s P r o g r a m w e r e l i m i t e d by the f a c t that c o n s i d e r a t i o n 

w a s g i v e n o n l y to t h o s e p r o g r a m s w h i c h w e r e c o n s i d e r e d to be 

p o l i t i c a l l y a c c e p t a b l e in the c o m m u n i t y and t h e r e f o r e p r a c t i c a l . 

T h e d e f e a t of U r b a n R e n e w a l s e v e r e l y l i m i t e d the a p p r o a c h w h i c h 

w a s t a k e n in the r e p o r t . 

1 ? 
U n i t e d S t a t e s D e p a r t m e n t of H o u s i n g and U r b a n D e v e l o p m e n t , 

N e i g h b o r h o o d F a c i l i t i e s G r a n t P r o g r a m A p p l i c a n t H a n d b o o k , C h a p t e r 
T h r e e ( W a s h i n g t o n , D. C . , 1 9 6 9 ) , p p . 1 - 3 . 

^ 31 b i d . , C h a p t e r O n e , p. 1. 
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Three of the recommendations have been implemented 

and are in various stages of completion, including street 

paving, utility relocation, the Workable Program, and the 

recommendations on housing programs for the community. The 

remaining three recommendations were dependent upon the cert-

ification of a Workable Program and are considered as the next 

steps which will be taken in the area, although no timetable 

has been established. These recommendations included the 

local efforts to clean up the area in order to bring it up 

to standards for a Comprehensive Code Enforcement Program, the 

Code Enforcement Program for 147 acres of southeast Denton, and 

the Neighborhood Facilities for the area. 

The program as proposed in the 1969 report does not provide 

total solutions for the many problems of the southeast Denton 

area. As has been pointed out, it was a limited approach from 

its original conception. The report must be considered a 

success, however, in that it did accomplish its basic purpose. 

A sense of direction was provided by the program which has 

been evidenced by the implementation of many of its recommenda-

tions. The report was also successful in that it provided the 

City of Denton with a Workable Program. 



CHAPTER VII 

CONCLUSION 

The physical structure of Denton, its operation, its 

growth processes, and administration represent an intricate 

economic and social organism. The city's over-all character, 

its continuing development, and its future objectives were 

all the subject of re-e-valuation and change in the 1960's. 

The effects of the expanding Dallas-Fort Worth urban complex 

on the city of Denton were becoming increasingly apparent 

with the more rapid growth of the city's population. The 

community structure which had served the town well as a small 

community was no longer found to be sufficient to cope with 

the problems which, were accompanying this urban growth. This 

fact manifested itself in the reorganization of the City 

government in 1959, and set the tone for the 1960's. The 

ability of the community to accept change was limited, however 

because a large segment of the community still retained the 

attitudes and values of a rural community. It was in the 

context of these developments that attempts were made to 

improve the southeast Denton area. 

The 1960 Master Plan represented the first attempt by 

the City to formulate a comprehensive plan to guide its future 

growth and development. Its adoption by the City constituted 

the first official recognition that the southeast section of 

109 
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the city was in serious trouble. The plan was also important 

in that it defined the problems of the area and proposed 

definite solutions. 

The 1965 Community Action Survey Report served to 

further document the needs of southeast Denton. Its most 

important contribution, however, was that it involved many 

local people in the problems of the neighborhood and served 

to focus the attention of the entire community on the area. 

The 1966 Urban Renewal election did little more than 

create deep divisions throughout the community. The fact that 

the area was in need of basic comprehensive improvements was 

never an issue in the campaign, nor was the City's responsi-

bility to provide aid questioned. The choice of methods by 

which aid was to be provided was the only major point of con-

tention throughout the campaign. If any conclusion can be 

drawn from the election, it would be that the voters displayed 

a strong disapproval of any encroachments on property rights 

and were generally opposed to the intervention of the federal 

government at the local level. The possible relocation of 

blacks outside the southeast Denton area was also certainly a 

factor to many white voters. 

The 1966 Urban Renewal election also destroyed any 

chances for immediate comprehensive improvement for the south-

east Denton community. The defeat of Urban Renewal meant the 

rejection of the only single capable program for correcting the 

many problems of the area. The defeat of the issue also had 
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additional repercussions than just the rejection of Urban 

Renewal. After the election, residents in the area demanded 

that the bond funds which had been voted for the area be spent. 

The Council action to spend these funds, although providing 

greatly needed facilities, limited the ability of the City to 

enter into amy other program such as Code Enforcement. The 

funds spent in the area could not be credited as the City's 

share of any new programs. The City, faced with limited 

•resources and other priorities, simply did not have any 

additional funds approved for the area; therefore, the pos-

sibility of bringing grant-in-aid programs to the area was 

unli kely. 

If any lesson cê n Be learned from the events of the 1966 

Urban Renewal election, it is that the importance of the poli-

tical environment in which an administrator works can never be 

under-estimated. Often, and as evidenced in this study, an 

administrator can be caught up in political events beyond his 

control. A review of the circumstances surrounding the Urban 

Renewal election certainly reinforces this point. 

The community of Denton, as has been shown, is basically 

of a conservative nature usually associated with small southern 

communities. In this type of environment, new roles for muni-

cipal government can usually be expected to evolve slowly and 

are watched cautiously. This fact in itself would have made 

the decision to propose Urban Renewal for the southeast Denton 

area highly questionable. Be that as it may, the 1966 Urban 
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Renewal election certainly reasserted the conservative nature 

of the community. The issue was defeated at th^t tiroe even 

with the support of two major segments of the community, the 

universities and the business community. Although situations 

are always viewed more clearly through hindsight, it certainly 

seems apparent that the conservative characteristics of the 

community and the results of the 1963 Urban Renewal election 

were strong indications that the Urban Renewal Program was 

Incompatible with the attitudes and values of the community. 

Had these characteristics of the community been heeded more 

closely, the Urban Renewal issue might have been avoided in 

1966 and a more acceptable program chosen, such as Code En-

forcement. If this program could only have been obtained for 

part of the area, it would ha-ve stretched the available funds 

and would have established a continuing program. 

Another point well made by the defeat of the Urban 

Renewal issue was that the technical solutions to a given pro-

blem are certainly not the only considerations which should be 

given. Of the programs which were available at the time, Urban 

Renewal, if administered effectively, was without question the 

superior technical solution to the rehabilitation of southeast 

Denton. It was not acceptable to the community, however, and 

should have been considered impractical. 

The 1966 Urban Renewal election then, certainly did stress 

the importance of the environment in policy formation. A 

knowledge of what a gi^ven community will accept is certainly 



113 

basic to the formation of any policy direction. Being able 

to interpret one's environment is the difficult problem which 

is presented however, and underscores the importance of the 

art of administration in policy formation. 1 What may be unac-

ceptable in a given community one day may be accepted with 

little opposition the next. The administrator and the Council-

man are thus tested through their abilities to interpret, the 

community and through their use of timing in presenting any 
2 

giyen proposal. 

If any philosophy underlay the 1969 program for improve-

ment for the southeast area, it was one of extreme caution. 

The program represented an attempt to regroup the City's 

administrative forces and to add some direction to the chaos 

which followed in the aftermath of the Urban Renewal election. 

The recommendations in the 1969 program represented a 

limited but well balanced approach in light of City finances and 

the grant-in-aid programs which were available. Many of the 

recommendations which were made in the study have been implemented 

and are making a decided improvement in the appearance of the 

neighborhood. The paving and utility relocation project and the 

198-unit rent supplement apartment complex have provided most 

]for information pertaining to this subject, see C. A. 
Harrell and D. G. Weiford, "The City Manager and the Policy 
Process, Public Administration Review, XVIII (1959), 101-107. 

2More information can be-found in-The..International. Ci ty 
Manager s Association, The Technique of Municipal Administration. 
Fourth Edition (Chicago, 1958") , p. 15" 
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of this improvement. The most important contribution of the 

1969 program however, was that it provided a Workable Program 

which will enable the City to apply for future grants-in-aid 

under the Department of Housing and Urban Development. These 

programs might well include the Concentrated Code Enforcement 

and Neighborhood Facilities programs included in the 1969 report 

The submission of these applications will depend to a large 

extent, however, on the residents of southeast Denton. 

The years since 1966 have witnessed many changes in 

Denton and the nation which have affected the priority of the 

southeast Denton area. On the national level, the Nixon 

administration has reordered the nation's priorities with the 

res-ult that problems such as water and air pollution have 

largely replaced the priority given to the rehabilitation 

of poverty areas. This national trend has also been reflected 

at the local le-vel with the result that the southeast Denton 

area no longer enjoys the attention it once had. The city 

administration has more recently involved itself with the 

pressing problems of thoroughfare construction, extending 

water and sewer facilities, and, in general, trying to meet 

the demands of a rapidly growing city. 

The southeast Denton residents have contributed to this 

loss of priority at the local level through their inaction. 

The neighborhood was never organized politically throughout 

the 1960's. They were courted by opposing factions in the 

1966 Urban Renewal election and issues immediately after that, 

but no leadership from within the neighborhood ever emerged. 
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Little initiative or interest has been displayed by the neigh-

borhood toward achieving any improvements in the area beyond 

the projects now underway. This non-involvement of the area 

residents has persisted despite local efforts by the City to 

inform the neighborhood of the benefits which could be derived 

from the Code Enforcement Program. This lack of interest and 

leadership in the area is difficult to explain as there are a 

number of well educated black residents who are capable of 

assuming leadership roles. It is the opinion of this writer 

that until the southeast area is politically organized with 

black leadership and is capable of maintaining the support and 

interest which will be necessary to secure a large committment 

of public funds, little will be initiated beyond the work which 

is already underway. 
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