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ADDRESS OF WELCOME
Frank F. JonsBERG, Chairman, St. Petersburg Planning Commission

I must confess that it was with a feeling of resignation and
reluctance, rather than enthusiasm, that I greeted your President’s
kind invitation to speak to you today. Not because I was unmind-
ful of the privilege, but because of a decent, and let us hope
becoming, sense of the utter inadequacy of my attempting to
convey to you in any measure the depth and sincerity of St.
Petersburg’s welcome to the Eighteenth National Conference on
City Planning.

We welcome you most cordially to this serene and genial clime,
to this rose garden of brotherly love and affection, where little has
been left undone by nature and few undone by man. I have said
that I come with a feeling of reluctance; to that I must add “dif-
fidence,”” when I find my feeble remarks dignified by the title of
“address” on your program, for I have not come with any long
or prepared speech. Too often we after-luncheon speakers (and
let me pause to say that I have always considered the word
“speakers” superfluous, for we are merely “after luncheons”’)—
too often, as I have said, we after-luncheon speakers—leave our
listeners in the lamentable mental condition of the man whose
wife talked too much and when a friend asked the afflicted husband
what she talked about, he replied, “she doesn’t say.” And so
while I may not say much my remarks will be brief and thus at
least have brevity to commend them. They will be quite as brief
as were the speeches of those days of old when men went to dinners
with guns in their hip-pockets and the speaker either carried a
gun himself or did his orating near the door. Fortunately for
some of us the gun-toting days are gone forever, though I note
with alarm that the hip-pocket is still a source of much concern
and worry to many of us, even here in St. Petersburg, so near

1



2 PLANNING PROBLEMS

Havana, where they have so many things that we do not have—
legally. But I would not have you think from what I have said
that I am not in favor of the Eighteenth Amendment. On the
contrary, I feel that prohibition did not come one day too soon, for
I think that you will agree with me that we as a nation had lost
our respect for liquor, and prohibition has at least served to save
it from neglect.

But seriously, gentlemen, for many years it has been my privi-
lege to know city planners and I have never ceased in my reverence
for them nor have I ever faltered in my envy and admiration for
the way in which with a few lines of pen and pencil and a few deft
strokes of a brush they can transform a “just-growed” Topsy
town into a superlative quintessence of metropolitan perfection
that trembles on the very verge of the marvelous—and then leave
it for a planning board to effect the miracle as best they can. And
while we would not be so rash as to offer gratuitous advice to you
men who make advice a profession, still we have always felt that
this is the greatest weakness among city planners. It has always
seemed to us that they act too much on the policy of the man who
was walking with a young lady of rather vague and uncertain
beauty,—turning to her escort she propounded this vital question,
—“If a man takes a young lady to dinner and the theater should
she let him kiss her on the way home?” And his judgment was
this, “No, he has done enough for her already.”

And so too often I fear our planning commissions and planning
boards enter the rather perilous fields of civic endeavor armed
with book and plan, but lacking the blandishments of counsel and
advice of city planners. St. Petersburg is more fortunate in this
respect. It has been our privilege to have Dr. Nolen undertake the
diagnosis of the fundamental ailments of our civic anemia as
regards city planning, and we are likewise fortunate in having a
planning board that always keeps close to the eternal magic of
simplicity. St. Petersburg, as is the portion of cities everywhere,
has its problems with their attendant difficulties and we have the
usual discussions, and committees, and boards, and elections
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without end. Some of us think these things are quite important,
and perhaps they are, but I have noticed that when the murk and
mist have passed away and when the ballot box has been laid at
rest and the voter once more has smoothed his rufled brow,
sweetness reigns again and all is peace and gentleness. And so I
suppose that we are very much like every other city in this broad
and happy land Excessive harmony in civic life or city planning
would probably be bad for all of us. So let us hope that human
endeavor never achieves a perfection in city planning that will
take from our city planning boards the hectic happiness which is
now theirs. Every day friends, acquaintances and strangers leave
an infinite variety of problems upon our doorstep—problems that
range from the preservation of our civic soul to the platting of the
planetary system. We must soothe the disgruntled and labor with
the visionaries who cherish fondly fluttering hopes and dreams of
a civic perfection that could only be attainable through Divine
intervention.

We have walled-in habits and traditions to destroy. We have
problems of conflicting tastes, of different ideals and aims. Not
contending forces of good and bad, but of good and good; and
these problems must be met and solved with sympathy toward both -
sides and if not with wisdom, at least with common sense. And
as a certain number of fleas, we are told, are good for a dog, because
they keep him from brooding on being a dog, so do these problems
perhaps serve to save us from meditating and musing upon diffi-
culties and perplexities that would only leave us embittered,
stricken and scarred workers in the vineyard of civic labor.

But I am talking shop when I should be bidding you welcome
to Sunshine City, where we would have you feel that all is peace
and gentleness and that our citizens are the very cream that rises
to the top of the milk of human kindness. And we hope you will
buy one of our wonderful sand lots, teeming as they are with
humus, nitrates, phosphates and red bugs—lots which we would
have you believe will bring immediate and abounding prosperity
to the fortunate purchasers. And if there are any walking in the
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darkness of ignorance regarding lots there is always a real estate
man ready to take him by the hand and lead him into the light of
understanding, and like the lion and the lamb, they will lie down
together—and in a little while one of them will get up and go to
work again.

Then there is our climate. Weather inspires either to criticism
or to praise. Up North you deplore it; down here, we applaud it,
—but unfortunately neither here nor there can we control it. So
while you are with us we can only be hopeful—and anxious. But
whatever our weather may be, marred by no stain of weakness,
you will always find us most energetic and enthusiastic in its
defense.

And now one more word in closing. There has been much
adverse propaganda regarding us in the North. Floridians gener-
ally are not uneasy about what the rest of the country thinks of
them. We are what we are and what others think we are is not a
matter of vital concern, knowing as we do that it is based upon
misconception and propaganda rather than upon understanding.
We believe that we are able to take care of ourselves without
taking anything that belongs to any other state or people and
we believe that as you walk among us and learn to know us you
will understand us. We want understanding for understandings
endure and build for faith.

And when at last the stirring breezes of our harmless boasting
and oratory have gently blown you back into that cold and cheer-
less void, the Northern states, may the good influence of our con-
tact with each other leave us both better and more earnest ex-
ponents of Florida and Sunshine City.



PRESIDENT’S ADDRESS

NEW COMMUNITIES PLANNED TO MEET NEW
CONDITIONS

Joun NoLrewn, Town and City Planner, Cambridge, Massachusetts

There are two main divisions of city planning directly connected
with the better distribution of population: one is the replanning
and rebuilding of existing towns and cities; the other is the laying
out and construction of new communities, either what are known
as ““satellites”* of existing cities, or complete and separate new
towns in new locations, what are usually termed in England
“Garden Cities.”f The town planning problem before us is not
whether our efforts shall be given either to the replanning of exist-
ing cities, or the laying out of new communities of the two classes
mentioned above, for if there is to be a better distribution of
population, both of these solutions must be employed to the full
and both must go on concurrently.

Illustrations could readily be given of dead cities, of cities that
have ceased to be, but the civilizations that these cities represent
have gone with them. Illustrations might also be cited of towns
and cities that through changes in industrial, economic or other
conditions have become less important, less populated. This is

* “By a satellite town is therefore meant a town in the full sense of the word, a
distinct civic unit, with its own corporate life, possessing the economic, social and
cultural characteristics of a town in these present times, and, while still maintaining
its own identity, in some sort of relation of dependence upon a great city. The
term does not mean a village, because a village is essentialfy not a town; neither
does it mean a suburb or any form of community which is absorbed, or in process ot
absorption, into another community. The word ‘satellite’ is used in a pseudo-
astronomical sense: that is to say, of a body that is under the influence of a more

werful body but physically distinct.,”—From “The Building of Satellite Towns,”

y C. B. Purdom.

T “A Garden City is a town planned for industry and healthy living; of a size
that makes possible a full measure of social life, but not larger; surrounded by a
germanent belt of rural land; the whole of the land being in public ownership or

e

Id in trust for the community.”—*“Town Theory and Practice,” by C. B. Purdom.
5
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the case, for example, with mining towns, and with other towns
built as a means of utilizing natural resources, which in time are
exhausted. But cities, generally speaking, are permanent, and
will remain permanent through the ages. Cities are not only
permanent in the fact that they continue to exist, but they are
largely unchangeable in all of their main features. A review of the
form of cities in this country or in other countries will bring to
mind the comparatively small changes that have taken place in
them. Furthermore, a review of American cities for the last
twenty-five years, the period of most active modern city planning
work, will show that notwithstanding substantial changes and fine
achievement in many directions, the form of these cities remains
much the same. A study of Chicago and St. Louis, of Detroit and
Flint, of San Francisco and Los Angeles, or of other cities that have
a broad record of vigorous progress in modern city planning, would
illustrate the point that under the most favorable circumstances,
and the most energetic effort, the replanning and rebuilding of
existing cities must be done in most instances from a very con-
servative and limited point of view.

Is there anything comparable to the unchanging character of
cities from the city planning point of view? Consider how little
change is made in the plan of a city even when a great conflagra-
tion, earthquake, or flood occurs, sweeping all buildings and im-
provements from the land. London, Boston, San Francisco,
Baltimore, Galveston and Dayton are examples of this point.

If it can be demonstrated that old cities are not well adapted to
the new conditions, and if they are so unsuitable for their present
purposes, and if they cannot be changed very much, why cannot
such cities be scrapped? The answer is: first, they have certain
great advantages of location with reference to harbors or railroads
or topography or raw materials or agricultural products, etc.;
secondly, the vested interest of individuals and corporations or of
the whole body of citizens represents too great an investment of
capital in land and improvements. Almost everything else that
mankind has produced, except art and things of great beauty, is
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periodically destroyed and changed to meet the new conditions and
new requirements of civilization. Indeed, very little remains even
of cities except their general plans, meaning by general plans the
location of streets and blocks and the distribution of the main
organic parts of the city—the location, for example, of the principal
features, both public and private. But these general plans, these
principal features, remain much as they were originally.

New COMMUNITIES

New town and cities and new villages are constantly coming
into existence, either casually or deliberately. There are sub-
stantial reasons why the increase in population, which in the United
States amounts to over a million a year, cannot and should not be
taken care of entirely in or immediately around existing cities, or
in many instances even in the neighborhood of existing cities. So
far as new communities are concerned, the main point of the town
planning movement and the argument of this address is to make
action more deliberate, to plan and build new towns and cities by
intention, and to do it with knowledge and skill and understanding,
The problem is different from the replanning of existing cities in
that it need not be approached so conservatively. These new
towns should express new standards and new ideals, and be an
attempt to meet in new ways the modern conditions of life and the
peculiar opportunities that these conditions and resources offer.

Thus, the question may very properly be asked, why not plan and
build new towns and cities, both urban and rural? And the two
reasons that I would cite of major importance for building new
communities are these: first, to take care of new territory which
for one reason or another is from time to time opened up; and the
second is to meet the new requirements and new standards by new
planning.

Some of the causes for the opening up of new territory are the
following:

1. The extension of the railroads and main highways and the
construction of new harbors and canals. The transcontinental
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railroad development and the resulting settlement of the middle
west, the northwest, California and. the southwest can be traced to
this cause. Many of the new towns and cities of the southern
states and of Florida are also the result of railroad extensions,
especially the Florida Western and Northern, recently constructed
across the state; or of highway extension such as the Dixie High-
way and the Tamiami Trail.

2. The occupation of new lands as a result of the discovery of
gold or oil or other minerals, or of new agricultural, forest or
industrial products.

3. The establishment of new industries due to new inventions,
such as the automobile, the motor truck, the radio and the airplane.

4. The construction of a series of industrial or manufacturing
plants distributed more or less over the whole country, such, for
example, as the U. S. Steel, General Electric, various automobile
companies, Sears Roebuck, etc. Railroad repair shops and railroad
towns may also be mentioned in this class.

5. The drainage and irrigation of newly opened lands. The
reclamation service of the Federal and State governments, or
similar work carried through by private enterprise, calls for new
communities. The building of island communities off the coast of
Florida is the actual creation of new land areas for occupation,
giving opportunity for new planning and construction on fresh
lines.

6. Resort communities for winter or summer occupation, and the
possibility of their development and enjoyment due to the accumu-
lation of surplus wealth-seeking investment, or tourists looking for
new means of health and recreation. Mr. Roger Babson, the well-
known economist, speaks aptly of “going-away winters”’ as a new
industry.

7. Various miscellaneous causes, such as the establishment of
new colleges or other educational institutions, etc.

8. May we not add another cause for new towns? There must
‘be a limit to the size of cities. What this limit is may be open to
discussion, it is true, but human capacity to plan, organize and
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govern, or at any rate, the law of diminishing advantages in cities
in proportion to cost (like the law of diminishing returns in agri-
culture) will sooner or later fix a limitation to the size of existing
cities and compel new population to seek settlement in new com-
munities.

New REQUIREMENTS AND NEW STANDARDS

There is likewise good reason in modern municipal requirements
and the new standards of cities for the laying out and construction
of “satellite” towns or more independent and complete new towns
and cities to take care of the new population. In the last half
century in the United States, for example, the new requirements of
city life could be illustrated from the following subjects, all of
which directly affect city planning:

1. The public school and its expansion; the steam railroad; the
electric trolley and cable car; the automobile, motor truck and
motor bus; the moving picture and radio; changes in building
methods and materials; steel construction for buildings and the
elevator; changes in municipal public utilities and in city engi-
neering, such as modern pavements and sidewalks and street
lighting. All of these changes in the equipment of cities do actually
require a city planned differently from a city laid out as it was
fifty years ago, or else they give advantages and economies wherever
new planning can be employed.

2. New habits and tastes of the city dweller. Home life is
different from what it was a few decades ago. The apartment house
has come into existence, and with it a greater and greater depen-
dence upon cafés and restaurants. The servant problem has risen
like a nightmare. The love of nature has developed. Country
clubs have become almost a necessity of city life. It is only in the
last fifty years that public parks and playgrounds have come to be
an integral part of a city’s layout, including wild and natural reser-
vations, beaches, and in the northern parts of the country pro-
vision for winter sports.

3. Changes in municipal sanitation and sanitary standards

2
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illustrated in new methods of city water supply, disposal of wastes,
etc. Also, in the lowering of the death rate from about 20 per
thousand in 1880 to 12.3 per thousand in 1923.

4, Economic changes and the consequent raising of the standard
of living, expressing themselves in urban conditions as the result of
the increase of per capita wealth, which in 1850 was only $300 and
today is over $3,000.

5. Especially important are changes in leisure and its use, and
the new ideas with regard to outdoor games and sports and physical
recreation generally. The working day fifty years ago was two or
three hours longer than it is today, the Saturday half-holiday was
unknown, and Sunday was looked upon as primarily a day for
religion and rest. No existing city, large or small, practically finds
it possible to provide today adequate open areas for its well-
recognized requirements. The problem of properly employing the
new leisure depends directly upon new planning to provide ade-
quate and suitably planned areas for the new ideals of recreation.

6. New standards of beauty. Except in remote sections the old
simplicity and charm of American villages and towns have largely
disappeared, but a new form of urban beauty has not yet taken its
place. The Victorian period of architecture and the planning
standards of our own Civil War time are still too much with us,
but there are many hopeful and unmistakable evidences of a
transition stage. We are pioneering. We are finding ourselves.
We are gradually breaking away from the old, gradually taking on
the new. This stage is naturally an awkward one and not generally
characterized by beauty. The amenities of city life have been
sadly sacrificed. New town planning, new forms of architecture
and landscape architecture, new engineering, should unite more and
more as there is now an opportunity to do in an harmonious expres-
sion of new city ideals. It has recently been written of one of the
most practical, progressive and successful builders of a new city on
the East Coast in Florida: ‘““One thing he has already done and
it is the biggest part of that accomplishment which I undertook to
write about: he has proved that the practical can be romanticized
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and that ‘beauty draws more than oxen.” He has sowed in the
hearts of his fellowmen a deeper respect and a truer reverence for
loveliness than they ever had before.”

New towns cannot for one reason or another be planned, perhaps,
to meet all of these new requirements, but under normal circum-
stances very much more successful provision can be made in plan-
ning new towns than in the replanning of existing cities. The
difference after all is much like the success with which old buildings
constructed fifty or more years ago as compared with new con-
struction could be revamped now to meet the needs of a modern
office building or a metropolitan city hotel. Furthermore, the new
communities can and should be planned not only to take care of
present requirements, but to anticipate those of the future which
we can now in some measure at least forecast, permitting more
frequently the easy conversion of city territory to different uses
and changed conditions.

Wauat SHourp THE NEw Town or City BE LIKE?

1. The new town or city should have the right location, the right
site geographically. This is a matter of primary importance, and
is related closely to national, state and regional planning. It
should not be left to chance or speculation or mere private ag-
grandisement. It should somehow be brought under public
control.

2. The local plan for a town should be based upon topographical
conditions, and be worked out in right relation to railroads, main
highways, water frontages or other controlling natural features.
This point is also one of primary importance.

3. The character of the new town should be rightly conceived
with reference to its purpose and the use of the land. The plan
should recognize and express the different requirements of cities,
whether primarily industrial or residential or recreational, and so
on, and should reflect topographical and climatic conditions. The
town that is to be a resort should be so planned for its greatest
success.
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4. The probable size of a town must have some consideration;
otherwise the fundamental planning, the parts not easily changed,
cannot be satisfactorily determined. Even though there is no
intention of controlling rigidly the ultimate size of the town, some
approximate idea of its size should be kept in mind when the
original plan is made. The uncontrolled growth of cities is the
problem that gives gravest concern today. Thomas Jefferson long
ago said “great cities are great sores.” One of the most striking
illustrations that could be given is a quotation from Ferrero, in his
volume entitled “Ancient Rome and Modern America,” in which
he says: “The disease which killed the Roman empire was in fact
excessive urbanization. Neither the attacks of barbarism from
outside, nor those of Christianity from within, would have prevailed
against its might and its massive weight if the strength of the
Colossus had not been already undermined by this internal cancer.”
Whatever the estimate of the size of a town or city may be, whether
it be 25,000 or 250,000 or more, in the planning of new communities
there should be some notion of size but there should also be an
elastic element to provide, so far as possible, for error in forecasting,
in either overestimating or underestimating the size of the town.

It would seem worth while in the discussion of this subject to
consider some of the essential physical features of a town or city.
An occasion like the present does not call for detail, but even a
brief summary of the essential features from the planning point of
view will bring to mind the considerations that should control and
influence new planning and the degree to which such considerations
could have weight in new planning as compared with the revision
of old planning.

Take, for example, the railroads, and consider the situation in
existing cities, and how little can be done to bring about railroad
changes and even then the great cost and difficulty involved.
The problems of the railroads would include the location of right
of ways, separation of grades, the reduction in number of crossings
by local streets, the location of passenger and freight stations,
adequate platforms for the use of passengers, the unification of
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right of ways, the relation of railroads to industrial property, the
coordination of rail and water transportation, etc., etc. It is diffi-
cult to revise such matters as these in an established city, but in new
planning a proper and convenient layout could readily be secured.

This comparison of the railroad is equally true of waterfronts,
whether for industry or recreation. The logical division of the
waterfront for the use of industry and recreation has been a source
of controversy and conflict in many existing American cities. In
new planning a satisfactory line and policy could be established
with comparative ease. The same situation exists with regard to
other waterfront problems.

The most striking comparison, perhaps, of new towns and exist-
ing cities could be made with regard to streets and main thorough-
fares. In new cities the selection of locations for major streets and
the fixing of their width, alignment and grade involve no great
difficulty beyond the technical skill of the engineer and designer
necessary to an understanding of the requirements. In an existing
city, on the other hand, the changes in the major streets necessary
to take care of modern requirements are a more and more baffling
problem, and one that has not yet been fully solved in any American
city of importance. The seriousness of the traffic problem is shown
in the mortality figures. According to a statement recently issued
by the National Automobile Association, based on tabulations made
by the National Automobile Chamber of Commerce, 19,828 per-
sons were killed in automobile accidents in 1925, this figure
showing an increase of 109, over that for 1924.

The contrast of new and old in cities could be applied readily to
other subjects, as, for example, public buildings and their grouping,
schools, and the selection of open spaces. The latter is one of the
most far-reaching factors in rendering modern city life wholesome
and happy. It involves the setting aside of natural features for
parks and recreation, the distribution throughout the city area
of play space and the establishment of neighborhood and recreation
centers for children and adults.

A well-known legal authority, one versed in city planning, has
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said that what finally remains and is most permanent in a city is
“the determination of the legal quality of the various land areas for
various purposes.” It is quite obvious that by the proper applica-
tion of skill to the planning of new areas, combined with easily
determined restrictions and early zoning, it is possible to fix this
legal quality of land in a much more satisfactory manner than is
possible with an existing city where conditions are already firmly
established and more or less unchangeable.

Housing, a matter of supreme importance, has not been given as
much attention by city planners in the United States as in other
countries, and there are some good reasons for this situation.
Furthermore, the housing standards in many American communi-
ties, both large and small, are not as high as they should be. Here
again there is the contrast between the potentialities of the two
situations. In the planning of new communities it is feasible from
many points of view to apply successfully housing standards that
are much higher than in existing cities, especially the large cities.
In such matters as the size of lots and the provision of light, air,
sunshine and an agreeable environment, the contrast is obvious;
also the securing of neighborhood recreation and other essential
facilities for family and social life, more particularly the require-
ments of children.

Pracricarry WaaT Canx BE DonE?

Must the control of the location of towns and cities be left to
accident or to the sporadic promotion of the owners of property,
as, for example, is now the case in Florida as it has been in other
states in periods of great activity, or could such development be
regulated and controlled in any way by the governing public
authorities? Would national planning and regional planning give
opportunities to regulate reasonably the location of future towns
and cities? No definite answer can be given at the present time to
these questions, but at any rate, here are some of the practical
ways in which the development of new towns could be 1n1t1ated and
to some extent more wisely directed.



PLANNING PROBLEMS 15

1. The Federal Government has had a great opportunity in the
past, especially in connection with the reclamation service, and
still has considerable opportunity, to influence favorably the loca-
tion and development of new communities.

2. The Farm Communities Association, recently organized,
working in connection with the Federal Government, or with some
of the State Governments, could develop well-ordered and well-
located villages and towns in the country—‘“Farm Cities,” as they
are sometimes called, making new centers of agricultural life.

3. There should be plans for states as well as for cities. Florida
should have a plan. The state of New York has undertaken to
plan for its future through the services of the Housing and Regional
Planning Commission, one of its chief purposes being to secure a
more efficient distribution of population. The Chairman of this
Commission recently stated in a published report, “We have come
to the conclusion that the continued concentration of population
in our big cities is not inevitable. There are opportunities for
better forms of growth in this state. We can choose to guide the
growth of the state along natural channels, but in a more efficient
way. The fact that new uses of nature are opening new opportuni-
ties makes it essential that we take advantage of these to re-direct
the current of growth before the mold is again set.”

4. The railroads have been instrumental in past years and will
probably be more so in the future in establishing and developing
new towns of all classes—industrial, commercial, residential, and
resort.

5. Industrial corporations of national dimensions, such as the
U. S. Steel, the General Electric Company, and also groups of
smaller industries working together, which is even better, have it in
their power to inaugurate in many places new towns well located
and planned to meet the new conditions of modern life, especially
modern industrial and labor conditions, combined with proper
housing.

6. Finally, there is an almost unlimited opportunity for limited
dividend companies, working along the lines represented by Letch-
worth and Welwyn, the garden cities of England, or by the Hamp-
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stead garden suburb, or by “Mariemont, Ohio,” and other new
towns in this country.

FormaTion or PusLric OpiNiOoN

A movement for the planning and building of new towns, like its
fellow movement for the replanning of existing cities, is dependent
upon public opinion. In the formation of public opinion to stimu-
late, encourage and support these various forms of action lead-
ing toward new town planning should be mentioned the National
Conference on City Planning, now in session here, the American
City Planning Institute, the National Housing Association, the
National Association of Real Estate Boards, the Federated Civic
Societies and the various national, technical and popular groups
concerned with this and related subjects. Mention should also be
made of the various “Foundations” and the financial help that
they could give to a more thorough study of this subject and to
actual demonstrations of the advantages of applied better methods.

Considerable influence could also be contributed by the new
technical town planning knowledge that is constantly being de-
veloped at the universities and special schools working in this field,
such as Harvard University and the various other universities and
educational institutions in this country; also the University of
Liverpool in England, and higher art and technical institutions
throughout the world.

Attention should be drawn to the International Federation for
Town and Country Planning and Garden Cities. This Federation
can be especially useful because of the great value of the inter-
national exchange of ideas and experience, and the generous,
public-spirited pooling of the results of research, invention, study
and experiment in planning new communities to meet new condi-
tions in modern life.

The new order of community life such as is here roughly and
briefly depicted as being possible in the planning of satellite towns,
garden cities or farm cities, under whatever name they may appear,
ought to include more of the things that make life worth living:
decent homes; cities clear of slums; children well fed with fit
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bodies and active minds; cities which see the sunlight and do not
live under a dense canopy of smoke; cities more free of noise; and
above all, safer cities. In these new cities we could, if we would,
add much to the decoration and adornment of life and its legitimate
amusements and recreations. We could help to better physical
and esthetic conditions, giving new towns and cities more color and
individuality. We could have a wider enjoyment of music and art
and architecture. © We could secure ample playgrounds, tennis
courts, parks, beaches, and forest reserves. Indeed, by building
anew we could raise the whole plane and standard of the common
life, physical, mental and esthetic, and at the same time by good
planning actually lessen the cost of developing and maintaining
cities, reducing local taxes, because of the more practical ways in
which provision could be made for the requirements of railroads
and highways, of business and other economic factors upon which
the wealth and, therefore, the welfare of cities finally rest.

DISCUSSION

Epwarp UnwiN, London, England: I was very glad indeed
that the element of @®sthetics was introduced into the President’s
address. I firmly believe that even on the practical basis nothing
has a bigger influence on the inhabitants of the town than whether
that town is ugly or beautiful. I think whether our streets are con-
venient or inconvenient comes second. I would rather go slowly
through a beautiful street and be held up at crossings than to race
at any speed through a hideous one. This matter of esthetics
has a broad effect on the social and moral life of the community.

We have not in Great Britain as yet taken the same course that
you have in trying to solve the drink problem, but I think I am
not going too far in saying that if all our homes were beautiful
there would be no drink problem. Hempstead Garden Suburb
has no drink problem. To be sure there is no public saloon on the
estate, but there is one right across the street, and there is a large
working population. You don’t see streams of people on their way
to the saloon on Saturday nights, as you see in other areas inhabited
by the same class of people, and you never meet anybody the
worse for drink. They have so many attractions to keep them at
home—nice surroundings, nice gardens and all the things that
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really make life worth while living. If there is no pleasure in the
home or the street or the surroundings, in desperation you go to
some place where you can get alcohol in large quantities and con-
sume enough to drug you and forget your surroundings.

It is equally true of a whole host of other social evils. I believe
that in making our towns places of beauty we are presenting a
solution of the problem that the churches are looking for—that all
social reformers are looking for, and are improving the whole
standard of life in all our work, in all our recreation.

R. H. Torrey, Field Secretary, National Conference on State
Parks: In the survey which our organization has been making, of
state parks, during the past year, we have found a great many
borderline cases where city parks developments and county and
state developments interlock. There are many cases where so-
called state parks are so close to the city that they really serve the
city more than the state. Especially in the west there are a good
many cases where cities have gone further afield to establish city
parks which are used by people from all over the state. Denver,
for example, has its mountain parks, some of which are forty or
fifty miles outside of the city and are maintained by a special
department.

There is another feature in the development of state parks in
which the city is concerned, emphasized particularly in metro-
politan regions. In northern New Jersey, for instance, in Newark,
Paterson and Jersey City, the authorities are taking for their
water supply systems many of the most beautiful lakes in the hill
country. The same is true in Westchester County in the Croton
system. Almost any one who has lived around New York for
twenty years can remember when he could go to any one of a
dozen lakes in the hills for recreation. Now those lakes have been
bought for miles and miles around and are patrolled by police
and have no recreational value. Salt Lake City maintains three
parks around the Wasatch Mountains, which furnish the water
supply. They have the water area carefully patrolled and bathing
is not allowed, but people can go there and picnic and this use by
the public has had no bad result. Dallas, Texas, and Tulsa,
Oklahoma, do the same thing. Sanitary engineers may be horrified
at the double use of watér supply areas, but where so many fine
lakes and streams are being taken out of recreational use I believe
some plan should be worked out whereby some of the recreational
values can be saved.



SECRETARY’S REPORT
A PLANNING REVIEW

Some REcent Events oF Far-Reacuing INFLUENCE on Crty
AND RecionNaL PLans

The first vehicular tunnel from New Jersey to Manhattan
Island nearing completion; the only artery crossing the Hudson,
south of the Bear Mountain Bridge, forty miles to the north.

Initial appropriation by the legislatures of New York and New
Jersey for a bridge across the Hudson between New Jersey and
Manhattan Island. It will have the longest span of any bridge in
the world, will be built by the Joint Port Authority of New York
and New Jersey, and will bring rural New Jersey within an hour of
Broadway.

Approval, by the people of New York, of a constitutional amend-
ment which makes available three hundred million dollars for
elimination of railroad grade crossings in New York State; a great
stimulus to local planning.

Completion of the Delaware River Bridge from Philadelphia to
Camden, New Jersey.

Detroit’s Master Plan for 120-foot major highways and 204-
. foot super highways, three regional arteries now being widened
and the three principal streets of Detroit approved for widening
at a cost of four million.

Agreement by U. S. Bureau of Roads, Highway Departments of
State of Illinois and Cook County and the Chicago Plan Com-
mission to co-ordinate all road development in the Chicago Region
in accordance with a single major highway plan.

Development of a complete system of parks and parkways for
Westchester County, New York, at a cost of thirty-five million.

The economic and physical transformation of Memphis (quoting
a spontaneous editorial in the city’s leading newspaper, T4e
Commercial Appeal) was brought about by the adoption and
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vigorous execution of the comprehensive city plan by an enlight-
ened city administration. Street openings and widenings, rerouting
of transit lines, relocation of railroad yards, railroad grade separa-
tions, zoning ordinance, and new parks and playgrounds, have
already been worked out in accordance with a definite scheme of
city growth that has proved the wisdom as well as the popularity
of city planning without economic hardship.

In St. Louisover half of the 87 million dollar bond issue approved
in 1923 is being spent to carry out recommendations of the city
plan. Five million alone for the civic center tract of 45 acres.

Notable gifts of land induced by city plans; asin Detroit, for
the forty-six mile outer boulevard; in Akron, a park of 180 acres,
and 1,000 acres more offered to the Metropolitan Park Board; in
Springfield, over 200 acres for parks and parkways.

Kenosha, Wisconsin’s signal achievement in community co-
operation in creating a civic center and an outer boulevard, and
in widening the principal street. Not a cent has been spent in
condemnation proceedings or in litigation. Citizens have moved
back buildings and donated front strips; subdividers have re-
planted their lots to conform to the outer boulevard.

Crries WaicH Have PLans—Marcen, 1926
1. Earlier Plans, Made Before 1912.—With a very few excep-
tions, these plans are not as complete, or are not based on as
thorough study, as the later plans.

Colorado Maine Pennsylvania
Boulder * Auburn * Reading
Denver Bangor t Scranton

Connecticut New Fersey Tennessee
New Haven Glen Ridge * Chattanooga §
New London t Madison * Texas

Ilinois Montclair Houston
Chicago Ridgewood * Virginia

Indiana New York Roanoke t
Fort Wayne Binghamton t Wisconsin

Towa Okio Madison
Dubuque t Columbus Milwaukee

Total, 22
* Under 25,000. t Between 25,000 and 100,000.



Alabama
Birmingham
California
Berkeley
Fresno t
Los Angeles
Oakland
Pasadena t
Richmond *
Sacramento
San Diego t
Santa Barbara t
Colorado
Pueblo §
Connecticut
Bridgeport
Bristol *
Hartford
Stamford t
Fiorida
Fort Myers* }
St. Augustine *
St. Petersburg {
Sarasota ™
West Palm Beach t
Georgia
Atlanta
Columbus t
Savannah {
Illinois
Alton
Decatur {
East St. Louis t
Elgin ¢
Evanston
Joliet $
La Salle *
Peru *
Quincy {
Rockford t
South Beloit *
Springfield t
Indiana
Anderson t
Elkhart t
Evansville
Indianapolis
Richmond t
South Bend t
Terre Haute {

* Under 25,000.
1 In process.

ITowa
Des Moines
Kansas
Hutchinson t
Topeka
Wichita t
Louisiana
Shreveport
Maryland
Baltimore
Massachusetts
Boston
Fall River
Gardner *
New Bedford
Newton
Norwood *
Springfield
Wakefield *
Walpole *
Winchester *
Worcester
Michigan
Ann Arbor
Detroit
Flint
Grand Rapids
Jackson
Lansing }
Minnesota
Minneapolis
St. Paul
Missours
St. Louis

University City *
Webster Groves *

New Hampshire
Manchester §

New Fersey
Camden
Belleville *
Dover *
East Orange {
Jersey City
Newark

New Brunswick t

Passaic 1

Paterson
New York

Buffalo

PLANNING PROBLEMS
II. Plans Made After 1912

Niagara Falls t
Rochester
Schenectady 1
Syracuse
Utica
White Plains { §
North Carolina
Asheville {
Charlotte {
Greensboro * {
High Point * {
Raleigh t
Ohio
Akron
Ashtabula t
Cincinnati
Dayton
Hamilton t
Lakewood t
Toledo
Oregon
Portland
Pennsylvania
Erie
Harrisburg
Pittsburgh
Rhode Island
Providence {
Westerly *
South Carolina
Charleston
Tennessee
Memphis
Texas
Dallas
El Paso t
Virginia
Norfolk
Washington
Seattle
Wisconsin
Appleton *
Beloit t
Green Bay {
Jamesville *
Kenosha 1
La Crosse
Waukesha *
Williams Bay *

Total, 119

1 Between 25,000 and 100,000.
Italics show plans finished in 1925.
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PLANNING AGENCIES

In March, 1926, there were well over 300 official local planning
agencies in the United States, exclusive of zoning agencies, and
twelve definitely organized regional planning agencies, exclusive of
regional commissions with limited planning functions, like park
commissions, water and sewer boards, etc.

The local agencies may be classified by population groups as
follows:

Cities of 300,000 and upward, 20 out of 23.
Cities of 150,000 to 300,000, 24 out of 26.
Cities of 75,000 to 150,000, 45 out of 61.
Cities of 25,000 to 75,000, 80 out of 177.
Cities of 10,000 to 25,000, 100 out of 502.
Communities of less than 10,000—about 50.

City PLANNING ACHIEVEMENT

The best test of the value of city planning is the effect of the
‘city plan” on the city structure. Is the plan being followed?
It is hardly fair to make this test in any city unless its planning
agency or its city plan is at least five years old, although some
cities which are placed in this list have a shorter planning history.

For convenient reference, a classification of outstanding accom-
plishments has been attempted in accordance with various ele-
ments of city planning. In each case the improvements followed
the recommendations of the city plan.

<

1. The Street System:

This covers street widenings, exten-
sions, elimination of dead-ends, jogs,
rounding of corners, building lines, etc.
New York: Buffalo, Rochester
Mass.: Boston, Springfield
California: Los Angeles, Santa Barbara
Illinois: Chicago
Indiana: South Bend
Michigan: Detroit, Flint
Minnesota: St. Paul
Missouri: St. Louis
Pennsylvania: Pittsburgh

New Jersey: Newark, Camden, East
Orange

Tennessee: Memphis

Texas: Dallas, El Paso

2. Parks, Parkways, Playgrounds:
Massachusetts: Springfield

Michigan: Detroit, Flint

Minnesota: St. Paul

New Jersey: Union County

New York: Buffalo and Westchester Co.
Ohio: Akron, Cleveland

Wisconsin: Milwaukee



24 PLANNING PROBLEMS

3. Grouping of Public Buildings: 6. Traffic Control:

California: Los Angeles California: Los Angeles

Missouri: St. Louis Illinois: Chicago

New Jersey: East Orange Minnesota: Minneapolis

VNVC.W Yor k.: }?uqal}? Y 7. Control of Land Subdivision:
Lvsdiiannd livg Many cities, notably:

4. School Sites: Florida: West Palm Beach

Michigan: Flint Indiana: Evansville

Minnesota: St. Paul New York: Troy, Rochester

5. Grade Separation: Wisconsin: Milwaukee

Michigan: Grand Rapids 8. Abviation Fields or Air Ports:

New Jersey: Paterson 1llinois: Chicago

Ohio: Akron New York: Buffalo

ComMmunITY ORGANIZATION FOR CiTY PLANNING

1. A City Plan Office.—This should be an officially recognized
part of the administrative machinery. It may be a superintendent
of city planning with an advisory board, as in Rochester, New
York; a planning engineer attached to the city engineer’s office,
as in several cities; a city planning board with its own engineer
executive as in many more cities; or a city planning board or
committee using the city engineer’s office for technical assistance.
Any of these may be adequate with the support of public opinion
and the co-operation of the other municipal departments. Without
such backing none of them can accomplish much.

2. 4 City Plan.—This should cover the street system, parks
and playgrounds, public building sites, and zoning as a minimum.
The interpretation of the plan, its modification when needed, are the
continuing functions of the city planning office, which should also
recommend at the right time items of the city plan for execution.

3. Public Support.—From the beginning of planning activity,
the support of the public should be secured. In large cities this
may necessitate a citizens’ planning association, with a budget for

publicity purposes.

Cities which have to a notable degree all these essentials are
Chicago, St. Louis, Pittsburgh, Buffalo, Dallas, Memphis, and
Springfield, Massachusetts. They would also be ranked Class A
for carrying out improvements in accordance with their plans.



THE ARCHITECT AND CITY PLANNING

WiLriam F. STeeLE, Vice-President, American Institute of Architects,
Sioux City, Iowa

The great art and science of architecture is an organic living
force in human history. It is not brick and mortar merely, nor
sticks and stones. ‘“Man liveth not by bread alone,” nor does
he build with material things only. Out of his higher nature, out
of his spirit, using that strange God-like faculty we call creative,
he has made architecture in his own image—for truly, the archi-
tecture of a city is the composite portrait of that city, or the
group of beings which has caused it; and always, if we know how
to analyze architecture, is revealed the man we call the Architect.
The Woolworth Tower suggests the aggressive Gilbert, the
Nebraska State Capitol speaks to us of the poetic Goodhue, the
Allegheny County Court House reminds us of the sturdy Richard-
son; and when we remember the Golden Doorway at the Chicago
Fair we think of Sullivan, the Inspired.

Not all who call themselves architects, nor more than a few,
can stand shoulders together with the Great Ones. We are con-
tent tonight to remind ourselves that we belong to a profession
which has produced great men, that our Guild is worthy because
of what its men of genius have given to the world. If our claims
seem extravagant and boastful, let them be measured by our best,
and not by our every-day “bread and butter” performances.

The Old Roman, Vitruvius, said of the qualifications of the
architect: “Let him be educated, skilful with the pencil, instructed
in geometry, know much history, have followed the philosophers
with attention, understand music, have some knowledge of medi-
cine, know the opinions of the jurists, and be acquainted with
astronomy and the theory of the heavens.”

3 25
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It sounds like a large order even today, but if we substitute more
modern terms for what the ancients described as fully as their
limited knowledge of science allowed, we shall find the list to be
substantially correct though not nearly complete.

We live in an age of specialization and we have become over-
specialized. We are beginning to question the validity of the
assumption that all human knowledge and skill may be regimented,
divided and subdivided, without losing more than we gain. The
span of years alloted to us is very short, and Art is eternal. And
by Art I do not mean a pretty accomplishment, a luxury of rich
men, a thing of picture galleries, a matter of hanging ornament on
the plain bones of Life, or of painting bright colors on its too drab
surfaces. Art is the supreme human accomplishment. It is what
happens when man’s spirit takes complete possession of his work,
and when the result enriches mankind by its unescapable right-
ness. Since we are what we are, not merely material, and not
exclusively spiritual, our works, to have that convincing “right-
ness,” must have our complexities woven into their fabric, and
with our perversities changed and directed into a harmonious
pattern. A mere “specialist” cannot do this.

Just as we have the master physician to guide and direct the
clinic, to correlate its findings and to interpret them so as to be
able to make a correct diagnosis; so in the arts and sciences, we
must have at least some men who are trained to be leaders. Theirs
it must be to develop a right sense of relative values, to guide and
direct the various specialists, to conceive of a project as a whole,
as a complete, organic entity, to be able to articulate it, to break
it up into its component parts and to assign each to the specialist
who may best answer its particular requirements.

Such a person is, or ought to be, the architect, and if he is less
than that the fault is partly his and partly the client’s, whose
ignorance has failed properly to appraise a full measure of profes-
sional service and accomplishment. As a rule men respond more
or less adequately to the demands of their environment. It is
human to follow the lines of least resistance, and the slang phrase,
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“Let George do it,” explains why so much of our professional work
is indifferent, inadequate or even sometimes vicious.

The architect is interested in City Planning in the very nature
of his life work. The study of building includes the study of the
site, the group-plan, the surroundings generally. It includes
development of potential ground value, the best use of space, the
due consideration of light, air, drainage, water supply. It further
includes the proper disposition of all the contributing factors
toward useful and beautiful buildings. The fact that City Plan-
ning goes beyond buildings and their location, and aims at the
development of the Good Life in a community is not different in
kind but only in degree from the aim of architecture, which goes
beyond its buildings and their location toward the development
of the Good Life of those who shall dwell in and make use of those
buildings.

The architect has had to do with City Planning from its begin-
ning. The need for City Planning has been accentuated by the
problems of congestion and overcrowding in all our cities, but its
desirability had long been set forth silently by the vision, here and
there, of a fine building, or a group of them, properly environed
with all the surroundings in well-ordered and harmonious arrange-
ment.

It is not within the province of this paper to assemble statistics
or indulge in argument. It is intended to be thought provoking,
suggestive, possibly persuasive. It is not necessary to refer to the
story of the older countries. A short step backward of less than
thirty-five years will bring us to the “White City” at Jackson
Park, Chicago. We meet the architect-in-chief, Mr. Daniel H.
Burnham, and we see again the achievement which, more than
any other one thing, awakened interest in City Planning in
America. “Dan” Burnham was no narrow specialist. He was a
born leader and executive. He knew how to pick the men he needed
for every part of the great scheme. He had architects, landscape-
architects, engineers, craftsmen, all working together. Individual
initiative and resourcefulness, where it was felt they could be
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allowed to assert themselves, were given free rein. The final
result, while it was bad for architectural design, owing to the
choice of an un-American mode or “style,” was immeasurably
valuable for City Planning, particularly on the esthetic side.
Burnham’s interest in City Planning never waned. He was called
into conference by many cities, and though most of the plans of
his time are no longer regarded as economical, his ““Chicago Plan”
is being slowly worked out, with relatively few changes. Burn-
ham’s intense and vivid personality brought the architectural pro-
fession to the fore in Chicago, and today we find architects exerting
great influence in connection with state and municipal problems
in Chicago and Illinois.

New York has but recently called a conference between its
Mayor and a committee of the New York Chapter, A. I. A., which
took up a survey of building regulations, and discussed the neces-
sity for closer relationship between the architects and the city
departments. The committee considered the City Planning
Program, fire hazards from various types of construction, approved
a suggestion for a city survey and urged the appointment of a City
Planning Commission. In speaking of this matter the “Western
Architect” states editorially that “it seems to be the intention of
the administration to continue to employ the advice of the Insti-
tute and the engineering societies on all matters and appointments
affecting city planning and building. That there is one profession
which has no “axe to grind,” no other motive save public service,
and no hope of reward other than that of good citizenship willing
to give time and talent for the common good, is a matter for both
public and professional congratulation. It is also worthy of record
that the day of the politically appointed architect of minor attain-
ments has gone and that municipalities are beginning to recognize
that design has something to do even with bridges. In New York
this is evidenced by the appointment of Cass Gilbert as architect
of the great municipal bridge, projected to span the Hudson River,
as well as the private structure which will occupy the entire site of
Stanford White’s Madison Square Garden. The seeds planted
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more than sixty years ago by those organizers of the American
Institute of Architects and the faithful carrying out of its ethics
in practice and structure are now coming to a full and legitimate
fruition.”

For years the American Institute of Architects has studied City
Planning through its national Chapter committees. Its committee
reports are valuable contributions to the literature on the subject,
particularly the reports of the last two or three years. The attitude
of the Institute is not one of self seeking. The Institute is not con-
cerned as to whether or not individual architects are recognized,
whether or not they are employed on this, that, or the other project.
The Institute realizes the responsibility which rests upon the pro-
fession as a whole. City Planning is going to be measured by its
results. Superficial, merely “City Beautiful” stuff, work done by
special interests to further their own ends and to make money for
themselves, will not endure, nor can it bring anything but ultimate
discredit upon City Planning. We are beginning to realize that
it is not enough to relieve congestion by widening streets, by
establishing arterial roads, etc. We have found out that the more
room we give to a crowded center the more people will flock there.
We are studying the basic causes of congestion, and questioning
seriously the old “Booster” idea that unrestricted increase of
population in our cities was the desirable thing for every forward-
looking community. We are studying economic questions of every
kind that can affect our community life and enterprise. We are
interested in taxation and its relation to housing problems. We
are studying zoning, and not only what happens in restricted
districts but what results outside of and around them. We are
coming to the conclusion that City Planning to be of permanent
value must also be Regional Planning.

The work which has been done has already changed in many
respects the practice of architecture. The spectacular effect of the
zoning ordinance upon the New York sky-line has amazed the
entire country. The architect has been able to develop out of mere
restrictions, assets of added interest and beauty. The study of
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usable space and its relation to the necessities of light, air and
sanitation which has resulted in so many State Housing laws, has
helped the architect in his hitherto losing fight against speculative
greed and avarice. The new spirit of co-operation which prompts
remedial legislation of this kind is welcomed by the architect, and
he is glad to have his ambition to achieve better architecture
seconded by the thoughtful men and women who are enlisted,
heart and soul, for the idea, not merely of a City Beautiful, but
also a City Serviceable. The architect has been trained to build
well, and as permanently as possible. In recent years he has been
distressed and puzzled by the tremendous pressure which fluctuat-
ing land values have exerted against permanent building. To
illustrate, an architect designs and superintends a building which
is intended to produce a net revenue of 6%, on the total investment.
The return is adequate for a few years, but suddenly the leases
expire and the owner wakens up to the fact that the property has
increased in value. He raises the rents, makes out new leases, and
the process repeats. After a while it happens again and in twenty
years it is impossible to raise rents any higher. No tenants can
afford to pay them. Down comes the building and a taller building
goes up—or he has found that business has moved away from him.
His tenants are not making money. His rent roll dwindles, his
property has shrunk in value. His building falls into disrepair.
In neither case was the investment permanent. In both cases a
temporary building would have served better the owner’s material
interests. The architect hopes that the unprejudiced, scientific
development of the study of City Planning will find a solution of
this problem.

The architect realizes the economic waste of fire and the prevail-
ing abuses of fire insurance. He knows that fire is largely prevent-
able and he has come to the further conclusion that not only fire-
resisting construction but fire-retarding or fire-stopping areas and
open spaces are necessary in a well-studied city plan. He senses
a connection between this need and the already well-defined
necessity for parks and playgrounds. He realizes too the conditions
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which reduce all terms of the city plan to dollars and cents, and he
has a hope that the city planner will be able some day and some-
how to equate the more human elements in ratios more reassuring
to those of us who cherish beliefs in justice, and a hope for its
ultimate realization.

Utopia! No, but wemust have some vision of Utopia if we would
direct our efforts in the line of real progress. Is it Utopian to
merely suggest that community problems are best solved by unpre-
judiced, honest professional people? This is no reflection upon the
theory of democracy, nor is it a hint of disparagement for any
useful branch of human effort, but just a recognition of the fact
that the professional man has no special interest to serve and his
whole training and tradition emphasize strict adherence to impar-
tiality in service. The professional man is a custodian of the
inheritance of knowledge and skill in his own particular field. He
must faithfully administer this trust. He must have but one
standard of service, his best. He must be a source of accurate and
reliable information and his advice must be based upon a judgment
ripened by thorough painstaking study and experience.

In the modern community special interests must necessarily
clash. Changes which benefit some will hurt others. When op-
posing interests cannot agree no one can settle the division so well
as a qualified expert. But the expert must be careful to be just,
and he should be able to present his reasons for a decision in such
convincing form as to disarm opposition.

In Louis Munford’s stimulating book, *“The Story of Utopias,” he
says: “The chief business of eutopians was summed up by Voltaire
in the final injunction of Candide: Let us cultivate our garden.
The aim of the real eutopian is the culture of his environment,
most distinctly not the culture, and above all not the exploitation
of some other person’s environment. Hence the size of our
Eutopia may be big or little; it may begin in a single village;
it may embrace a whole region. A little leaven will leaven the
whole loaf; and if a genuine pattern for the eutopian life plants
itself in any particular locality it may ramify over a whole continent
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as easily as Coketown duplicated itself throughout the western
world. The notion that no effective change can be brought about
in society until millions of people have deliberated upon it and
willed it is one of the rationalizations which are dear to the lazy
and the ineffectual. Since the first step towards Eutopia is the
reconstruction of our ideas, the foundations for Eutopia can be
laid, wherever we are, without further ado.

“Our most important task at the present moment is to build
castles in the air. We need not fear, as Thoreau reminds us, that
the work will be lost. If our Eutopias spring out of the realities of
our environment, it will be easy enough to place foundations under
them. Without a common design, without a grand design, all our
little bricks of reconstruction might just as well remain in the
brickyard; for a disharmony between men’s minds betokens, in
the end, the speedy dilapidation of whatever they may build.
Our final word is a counsel of perfection. When that which is
perfect has come, that which is imperfect will pass away.”

In closing let me add that there is no conflict between Architec-
ture and City Planning. On the contrary, I believe that I have
shown them both to be of closest kin. Architecture is the oldest
of the arts and is proud to claim parenthood of its youngest and
most lusty child. Let us work together with high aims and honest
purpose. Whatever the result, the joint effort will have been
worth while.

DISCUSSION

Epwarp Unwin, London, England: Town planning, which
has been referred to as the youngest child of the arts, is, in my
view, one of the very oldest children. If we look at its history
we will find that the really outstanding figures have not been
specialists. We will find that the practical men and the dreamers
have not been two separate classes but one and the same people.

One need only call to mind Sir Christopher Wrenn, who was
famous as an astronomer and a scientist before he started being
an architect, and who made attempts at city planning, from which
some of us can learn quite a bit today, I believe. San Micheli,
the great architect of the Italian Renaissance, whose buildings are
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still an inspiration to many of us, was in such demand for his
services as a military engineer that the majority of the kings of
Europe were trying to outbid one another for his services. Michel-
angelo, the painter, has left equally great memorials in the solidest
stone, which will stand, we hope, for many hundreds of years to
come.

I am a little afraid that the architect of the present day, all over
the world, is in danger of forgetting these things, and that is really
the point that I want to make.

I have attended conferences of this sort since the days when I
was taken there in a perambulator. I may say that this has been
the most enjoyable, both socially and for the matters discussed,
but as far as I have been able to ascertain, I find the architect to a
very large degree absent. I don’t know where he is.

There are four professions, the four wheels to the chariot of
progress: the lawyer, the engineer, the landscape architect and the
architect. Don’t let us try to go on driving on three wheels or we
will come to smash. I want to see our profession coming in with
weight on those particular points where it is especially suitable.
I want to see strong pronouncements by the architects as a class
on such questions as the heights of buildings. I have seen at home
lamentable failures of the architectural profession to grasp quickly
the importance of new movements, both to the community and
to the profession itself. In our own housing schemes in England
there was a very serious lack of appreciation by architects of the
requirements of working-class housing that is beginning to be
cured. But the lack of appreciation was such in the early days of
that movement that a great deal of the work was carried out by
surveyors who could do the practical side but were quite untrained
in giving those schemes the artistic, the beautiful, side that they
ought to have.

I think the mistake that we made in England is a mistake that is
in danger of being made here, and I want to see more evidence all
over the world that the architect is a man with a tremendous social
interest and social drive. We have got to realize the oneness of
the problem, and get together and remember that we can’t divide
ourselves into water-tight compartments.



PLANNING OPPORTUNITIES AND PROBLEMS
IN PERIODS OF RAPID DEVELOPMENT

Cart C. McCLurE, President, Florida State Association of Real Estate
Boards

First, in order that your welcome may be full and complete, I
wish to extend to you the welcome of the realtors of Florida, who,
like you, are striving to improve their profession and to promote
the interests of their clients and the substantial development of
their cities, their communities and their state. Speaking for the
members of the Florida Association of Real Estate Boards, I wish
to assure you we appreciate your choosing Florida cities as the
meeting places for this conference. We are quite sanguine of the
good which will accrue to us from your visit by the ideas and sug-
gestions you will leave with us and we trust also from the opinion
of Florida those of you from out of the state will take away with
you. We offer you any assistance or co-operation within our
power.

In speaking to you on any subject bearing upon city planning,
I realize I cannot tell you anything you do not already know; the
best, therefore, which I consider may come from anything I may
have to say will be to give you an idea of some things we probably
do not know and thus you may be aided in dealing with the situa-
tion in Florida and elsewhere by having gained some knowledge of
what the average citizen needs to know about city planning.
Indeed, I am hopeful of saying something which may start an
argument and result in general round-table discussions during the
progress of this conference which will lead you into consideration
of the subject in a much more effective manner than I could hope
to cover it.

In trying to develop this subject, I find the field rather circum-
scribed by the last and qualifying phrase, which is, of course, as
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intended it should be, and yet I am rather at a loss to differentiate
between those opportunities and problems which attend rapid
development and those common to all development periods. Ac-
cordingly, I may find it necessary to discuss rather general subjects
with specific application.

Prominent, also, in consideration of this subject, is a proper dis-
cernment and conception of what is our aim; that is, whether the
opportunities we wish to consider are opportunities for money
making or opportunities for service; whether the problems have
to do with how to get the most out of a development project, or
what is proper and right to put into it. Of course, our discussion
and consideration must not be too idealistic, but be practical
as well.

If money making were our principal objective, chances are we
would not be engaged in our present vocations—there are others,
especially one other, having to do with a commodity (or possibly
it is not a commodity, but at least an article) for which we could
find ready demand, and traffic in which, although illegal, offers
immense returns. In reality, it is not the money faken but the
money earned which justifies our business existence. The pro-
fessional gambler or crooked gamester takes money but he gives
nothing in return.

A certain organization, international in scope, has as its slogan
““He profits most who serves best.”” True, the organization referred
to is altruistic in character. However, it is my belief that the rule
is general. Moreover, in my opinion, practical application of this
principle contemplates that, in computing our profits, we use not
the measure of gold or of worldly goods, but count that wealth
which is measured by friendship, calculated by heart-throbs, and
determined within ourselves by the knowledge of having done our
part well. Exemplification of the ideal of service is a paramount
requisite of genuine success.

I know the motive of this conference is the betterment of the
service to the public to be rendered by you and by those with whom
you work, those who undertake to carry out the plans you formu-
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late. Accordingly, we shall treat the subject from that viewpoint.
Fair and commensurate remuneration is a sure reward of unselfish
service. I am pleased to acknowledge the realtors’ duty and
obligation toward the promotion of and co-operation in such a
program.

Opportunities offered in any development program or period
are wide and varied, but possibly no one thing is more important
than the opportunity to provide those things which will insure
happy homes and contented residents. The opportunity ordinarily
offered in this regard is without question enlarged during the time
of rapid development, due to the practical certainty that the home
purchaser himself is very likely, at such times, to fail to look
sufficiently far ahead to insure the continued comfort, peace and
satisfaction of himself and his family. Accordingly, this task and
responsibility then rest primarily upon the developer and his
co-worker—the city planner. Consideration of these opportunities
thus afforded brings us directly to that part of the subject which is
undoubtedly most important and worthy of greatest consideration,
the problems to be confronted and how to dispose of them.

Probably the first and most important problem, and one which
is very possibly most difficult to solve, is: The extent of develop-
ment to plan for the future. There is danger in either extreme of
not planning far enough or making the plans too elaborate, exten-
sive and far-reaching. Partly finished, partly developed, partly
built-up subdivisions, remaining so over a considerable period,
frequently prove to be a hindrance to the progress and develop-
ment of a city, a community, and can become so to large areas.
On the other hand, congested, overcrowded, overbuilt develop-
ment projects are in no way conducive to the happiness and con-
tentment of the residents in that district and do not add to the
attractiveness of the city or community. Therefore, one of the
chief functions of a city planner, to my mind, is to be able to
analyze conditions affecting a given development and those which
are likely to affect it for a considerable future period; in other
words, to be able to gauge the future demand for property such as
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is to be provided by the contemplated development. In view of
the fact that Florida is, at the present time, and will no doubt con-
tinue to be for a considerable period in the future, the scene of the
most rapid development ever recorded, I am prompted to say that
there exists here, undoubtedly, the best opportunity at present
offered for the exercise of judgment, ability and far-sightedness
by the city planner and the developer in determining future
possibilities.

At this point, I might express my personal opinion that probably
the greatest danger attendant upon periods of rapid development
is that of mistaking promotion for development, with the result
that real development is often inadequate and sometimes non-
existent. Too frequently there is left too much for the purchaser
to do. I am prompted here to express my personal view as being
absolutely opposed to the placing on sale of undeveloped sub-
divisions or of properties on which development and improvement
are not provided for. I have seen splendid properties ruined by
just such a process and I am certain practically all of you can say as
much. As an illustration, I could cite to you a tract of approxi-
mately twenty acres in a city in Florida which was placed on sale
two years ago in an undeveloped condition and without provision
for the installation of modern improvements. The city at the
time this property was subdivided and sold to the highest bidder
had a population of approximately five thousand. The property
in question lay within four blocks of the City Hall, five blocks of
the Court House, and six blocks of the Post Office. Notwith-
standing the fact that the city has now increased in population to
near twenty thousand and that for many blocks beyond the prop-
erty in question high-class residential sections have sprung up in
which beautiful homes have been erected, many costing each in
the tens of thousands, there are but two small homes in the sub-
division in question, the streets are not yet paved, sidewalks are
not laid, and as the result of lack of development the city has been
backward about providing for the extension of modern utilities
and conveniences to this property. In other words, one of the most



38 PLANNING PROBLEMS

promising pieces of property within the city has been ruined for
the present time and for a considerable time to come. Probably
you may consider that this part of the work is not your responsi-
bility and I may possibly be willing to grant that such is the case;
however, I am prompted to assert that justification for your work
of city planning is best accomplished by the carrying out of the
plans which you may prescribe. There was really nothing to be
faulted in the lay-out of the property I have just described, but
the most beautiful plans that could be devised are of little or no
value if provision is not made for carrying them into effect. Prob-
ably few if any connected with real estate operation in Florida the
past two years have been entirely without error in this regard, but
recognizing it as we must for some time past it has been and is,
undoubtedly, our duty to do all possible to correct it.

Another common fault in the laying out of subdivisions and one
which becomes especially acute in times of rapid development is
that of making the lots too small; in other words, trying to get too
many lots on an acre or, expressing it still differently, trying to get
too much out of an acre. The 50 x 100 foot lot, and often less,
frequently referred to as ““ the postage stamp lot,”” has, to my mind,
become a positive evil in Florida, as I understand it has in other
places where rapid and intensive development has been carried on.
Very properly, we laud the man who can make two blades of
grass grow where one grew before, but, undoubtedly, the man
who undertakes to make two lots stand where one should stand
is a malefactor of his profession, be it real estate or any of its
kindred or allied lines, and may properly be termed an enemy to
the substantial development of his community.

While, in the immediate foregoing, I have expressed only my
personal views, yet I am willing to say that I' believe they are
shared by a great majority of the realtors of Florida. Indeed, the
legislative committee of the Florida Association of Real Estate
Boards is, at the present time, at the instance of the Board of
Governors, considering the promotion of legislation to regulate
and control subdivisions. If you agree with this, we will welcome
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your counsel and co-operation. Further, we should have a state-
wide Zoning Enabling Act. The combined efforts of our recog-
nized organizations should be effective toward securing needed
legislation.

No doubt, in the promotion of your work, you frequently have
difficulty in getting your client, the developer, to give due con-
sideration to the common good which may become overshadowed
by his thought of personal gain. Of course, you want the business,
but after all, is not consideration of successful results to be obtained
by the proper application of your planning knowledge of more
importance and of more advantage to you and your profession than
the possibility of an immediate fee? No doubt, your careful con-
sideration of this factor in the equation will guide you to the proper
decision.

Among the most common faults in cities of past development is
that of narrow streets. Unfortunately, this error or mistake is
not entirely overcome in late development work. Again, the desire
to get the most possible out of the property in number of lots
blinds the developer to the increased value which will accrue by
providing wide streets. As an illustration, I heard this remark
recently about a certain important new city: “It is a beautiful
city; we were impressed with it, but were certainly disappointed
to note that some of their streets were so narrow—traffic is already
congested.” Certainly, to permit such an accusation to be possible
was a grave error and must result in loss to the developer of
that city.

Speaking in general of city planning, a common error which
becomes enlarged in periods of rapid development is failure to
include, in a general planning program, sufficient territory, and
there result lack of uniformity, insufficient provision for public
utilities and their extension and minor, yet quite troublesome,
difficulties, such as jogs in streets, lack of uniform vision for public
utility easements, an unattractive variety of parkways, plantings
and other features.

It is almost needless to mention the advisability, and, in fact,
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practical necessity, for extensive park system, parkways, and
playgrounds. Lack of these has undoubtedly proved a great
handicap to many citiesand communities. Exceptional opportunity
for adequate and spacious parking is offered in new developments,
and rapid development should not be permitted to interfere with
thoughtful consideration of this important factor.

I have not attempted to exhaust the subject. I cannot but
start upon it. I have mentioned only a few points which have
come to my mind; no doubt you are thinking of many more right
now. Thus, as I have said, an exchange of ideas would be beneficial.

As I understand the subject and, in fact, as I believe I have seen
it expressed, city planning means the sound, orderly, healthy
development of the city and surrounding community. Co-opera-
tive effort by all agencies is, of course, necessary to accomplish
this object. I believe we are, in Florida, developing that co-
operative spirit, that broader view, giving thought to the future,
which must result in a well-planned, comprehensive development
program. Toward this desired end, the realtors of Florida solicit
your co-operation and offer in return full reciprocation.

DISCUSSION

G. Gorpon WHaiTNALL, Los Angeles: In opening the discussion
it occurs to me that the title gives the whole story, for most of the
problems in city development are the result of an entire failure to
accept the opportunities when they were opportunities, and before
they became problems. My discussion will, of necessity, not be
technical in the usual sense of that term, for I believe that the
so-called community problems are after all but to a degree techni-
cal; they are in fact social problems in which success will be met
with to the degree that we have public support and public support
in turn comes only through an intelligent discussion in clear and
simple English with the people who constitute our citizenship. My
discussion must also pivot largely around actual experiences with
which I am familiar, trusting that they will parallel conditions
elsewhere and especially here in Florida where you are now ex-
periencing those wonderful accomplishments that we have known
in the past in our own section of the country.
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I wish also to emphasize the distinction between purely technical
planning, such as is represented in development projects of large
scales, planned as complete units in all essentials from beginning to
end. That is not the type of planning presented for discussion
now, but rather the problem of the existing community which is
the result of gradual and a featureless development, one that has
apparently involved no motion. Suddenly this community par-
ticipates with surrounding communities in a general movement of
rapid development; they fall heir to speed in growth that is almost
mushroom in its type, and in that process we find both the germ
of good and of bad. I am going to try to isolate these two kinds of
germs.

I frequently compare the subdivision in community development
to every-day “Irish Confetti” that we speak of commonly as
bricks. The subdivision is to a city what a brick is to a building,
except that the bricks are placed one above the other and the sub-
divisions are laid one beside the other. With bricks it is essential
to lay one upon the foundation and the next above it, thereby
creating a wall, rather than to place the foundation stone first and
then aloft erect a cornice and put the bricks in between. You
cannot work buildings that way but that appears to be just the
way that subdivisions are built. Today we create one somewhere
at the center of a community, tomorrow another one several miles
removed and in the process of events others get scattered in until
the voids are filled. We are not enough concerned that each of
them shall be fitted into a single master plan for the community
in its larger sense.

In normal development this subdivision process goes on and few
people give any consideration to it, but when the process becomes
abnormal, when speed is added as is now the experience here, then
the necessity for certain degrees of control in order to effect a
desired co-ordination becomes so obvious as to attract even the
attention of the layman. You may say that the wherewithal from
which communities are made, so far as the foundations are con-
cerned, is in a state of flux, as though you were pouring metal into
a form, and as the metal hardens or as the units of the community
develop they will take the shape of the form or pattern. Conse-
quently, the necessity of a master, pre-determined plan to which
the units shall conform.

May I give you an actual experience? In connection with our
extensive program of remodeling, made necessary by lack of fore-

+
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sight, we are now working out one of many projects which when
completed will consist of a new thoroughfare of considerable width
from the eastern city limits to the western—a total distance of ten
miles. It will cost about ten million dollars and this is only for
straightening in spots and a widening over all, most of the thorough-
fare being now in existence, but separated at certain points like a
broken chain. It has taken us three years to accomplish this im-
provement. That is exactly the period during which we have been
trying to exercise some intelligent control over new subdivision
activity.

During 1925 there were put on record in the Los Angeles district
over 1,400 new subdivisions which, if combined, would create a
considerable community. In these new subdivisions the city will
secure an additional 150 miles of major thoroughfares comparable
to the one we are remaking in the heart of the city, every mile of
which is properly located for the present and future needs of the
community. If we had not exercised control over these subdivi-
sions but had left until tomorrow the task of remodeling, as we
are doing in the individual instance I have given, you can readily
figure that the job of remodeling would have cost the city the sum
of one hundred and fifty million dollars. These figures are of
great significance to the people of a community which is bonding
itself heavily for street widenings. They need no more argument
on the value of planning. I mention this chiefly to emphasize that
the first incentive of the average individual developer is to cause as
rapid a turnover of land as possible, with as great a financial return
as possible. Consequently the ultimate community welfare is not
always borne in mind. The result of this practice leaves the dregs
to the community later to dispose of in the way of expensive if not
insurmountable problems. It follows, therefore, that the com-
munity has a moral right, if not a legal duty, to inject itself into the
process in order to prevent these problems.

What are some of the types of problems that result from the very
rapid process of subdivision activity? Lying between Los Angeles
and the harbor front are stretches of comparatively flat country,
eminently suited to industrial activities, both by reason of access
and by nearness to shipping centers—land that until recently was
available at acreage prices. Industrial development comes on
apace. A survey shows that the available land for industrial pur-
poses is greatly limited. We discovered that the great areas lying
immediately back of the water front have been ruined for their
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most logical use by the process which was represented by free rides
in busses, barbecue sandwiches and other such things as are
incident to the passing of a deed to a 25 x 100-foot lot. What is
left of the land has become a drug on the market, totally unsuited
for the purposes for which it was sold, all the result of speculative
conditions that attached during the boom times.

That is the dark side, but frankly I question whether what we
are doing would be possible had it not been for this sad experience.
We are now able to convince owners of land and developers that
it is important to withhold from any other use the areas still avail-
able for industrial use. By what we term our “master plan,” by
the co-operation of chambers of commerce, realty boards, civic
groups of all kinds, owners are persuaded not to cut up their prop-
erty for the sake of immediate sale. We cannot prohibit by com-
pulsion—we can only persuade. 1 feel, however, that in the actual
accomplishment of city planning projects we must rely not so much
upon legal power as upon the sheer weight of the soundness of our
arguments, based on experience.

One other illustration: In our recent zoning work in Los Angeles
city we have found that out of the total property available for all
uses we have out of every three lots a little over one available for
business. Obviously two lots can never support one lot perpetually
as a business use. One street many miles long had for instance a
transition overnight from a rather orderly residential section into a
most extensively developed business shoe-string. I refer to Western
Avenue. We have hundreds of Western Avenues now. Every
subdivision with a street more than sixty feet wide is positive that
that street is going to repeat Western Avenue’s experience.

Realtors present will be particularly interested in our experience
with two surveys, one in 1920 and one just recently finished. In
1920 we could tell you exactly the percentage of property that was
vacant, the percentage that was used for single residences, that
used for multiple residences, that used for business, and so on,
through the zoning classifications. This survey merely gave us a
picture of the static condition. It gave us no information as to
whether the condition was normal, subnormal or abnormal, but
now as a result of our recent survey we find that of the 419%, of the
land which was vacant in 1920 a certain portion has been filled up
with business, another portion with industry and another portion
with residences. We can now state, not as theory but as fact, that
the ratio of one business lot to two residence lots can never be
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absorbed adequately by the community. We give these and other
results of our survey to the realtors and to the chambers of com-
merce. They immediately interpret them in their development
programs and without resorting to legal force at all there is created
a public sentiment that even at this moment is surprising in the
degree to which it is opposed to the craze for so-called business
property.

Though all the frontage of several miles of streets is available
in our zoning for business, by actual count less than 259, is used
for that purpose and in the 25%, are included all of the temporary
real estate offices. You can conclude what legitimate business of a
suburban permanent character remains. Consequently, 75%, at
least of the available property for business will be developed for
another use. We must strike from the picture the probability of
development of so-called business because of traffic which goes by,
because we have long ago abandoned the thought that traffic as
such is conducive to business development. Business must depend
upon potential buying power within tributary areas. In these
tributary areas which are already 759, developed there have been
built hundreds of bungalow courts, two-story residences, flats and
apartments, and all these together have succeeded so far in
furnishing buying power enough for only 25%, of the area. The
remaining 75%, of available business area must depend for its
development on the same tributary residence area of which only
25% is remaining undeveloped.

With these facts no hard-headed business man or investor would
put his money into a lot reserved under our zoning ordinance for
business which should rather be available for almost any other
kind of use.

What does this all lead to, and as planners what can we do in
order to obviate this conditions? Certainly we can no longer keep
within our shell, confine our researches to our own planning group.
We must demonstrate to the business men, the realty boards and
other like groups the sound economic reason that is the basis of real
city planning, and make them the active business partners in this
task of building communities rightly. There should be nothing in
the discussions at our planning conferences which cannot be under-
stood by the layman. We must do more than evolve wonderful
plans and submit them on a silver platter to a community inca-
pable of interpreting what they mean and much less able to put
them into effect. When we started our city planning work in



PLANNING PROBLEMS 45

Los Angeles we were like swimmers cast into the midst of a raging
stream. You might as well ask a swimmer to strike out for a
certain point on the shore as to have asked our commission to
create any objective in the way of a finished plan. We would have
been swamped. We had all we could do to keep our heads above
water, but gradually we made contact with other groups and out
of these associations came related activities, most important of
which was the creation of a Traffic Commission—a citizen group
with an expert staff composed of Messrs. Bartholomew, Olmsted
and Cheney. The Traffic Commission has been responsible for
the plan of the rearrangement of the city, while our official body,
the Los Angeles Plan Commission, has directed its attention to the
preventing of problems by keeping the subdivision development
in line with the master plan.

Just one other suggestion from our experience which may show
a way to take the most advantage of our opportunities. We find
in California that the dealers in real estate are organized in a pro-
fessional sense. This comparatively new profession has divided
itself into highly specialized groups and many of them declare,
and rightly, that they are not essentially dealers in commodities,
but are renderers of public service. There are courses in real estate
which have been lately sponsored by the universities, both in
extension correspondence courses and in night courses under the
metropolitan college of the university. Still more recently such
courses have been made a part of the college curriculum and the
number of people who enroll and make real estate their life’s voca-
tion is amazing. These students get a full measure of city planning
in the process of their education and go out with the realization
that city planning is a necessity, just as much as water supply and
sewage disposal.

May I conclude by repeating the statement that in my opinion
and in the opinion of those with whom I am associated in Cali-
fornia opportunities are merely problems in the making, and there
is no way so well suited to taking advantage of those opportunities
as through the general subject of city planning, specifically applied
to the public mind through all the devices of publicity. There is
nothing more fascinating than to take what we in these conferences
discuss in somewhat technical terms, translate it into plain Eng-
lish and give it to the people wherever they are, and have them
drink it down and not ask what it is made of. They only know
that it tastes good and they feel well after having taken it.
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H. G. Wray, South Bend: I would like to ask first what ratio
of residence lots will support a business lot and whether you do not
have the right to change the classification of a district that seems
to be ill chosen.

MRr. WHITNALL: As I recall it, the business area should be 5%,
of the residence area. As to the other question, we doubtless have
the right to make the change, but we have found it better practice
to make known the facts to property owners and let them petition
for the change.

H. S. Burrenueim, Madison, N. J.: I should like to ask Mr.
Whitnall whether if the business district had been restricted origin-
ally to the 259 which has since-actually been occupied, there
would have been any great increase in selling prices, such as to
penalize business severely for that restriction.

- MRr. WarrnaLL: If we attempted to hold strictly to some ratio
that would be actually in accordance with the demand we would
of course create a degree of monopoly that would not be warranted.
It has become our policy only to indicate the tendency and always
to allow sufficient leeway to permit of natural changes and exten-
sions. I might say also that in new areas where zoning is antedating
actual development, we are creating with the consent of the owners
what are termed business centers, as distinguished from the busi-
ness ““shoe-string,” and in the few cases where it has been tried
it is working admirably.

Harranp Bartaoromew, St. Louis: It is the lot of the city
planner to be called in usually after rapid development has done
its worst to a community. Much has to be done over and the job
is expensive, difficult and can never be done well as if there had
been some sort of a general plan in the beginning. In our prepara-
tion for street plans for Los Angeles we found an extreme lack of
co-ordination, no conception of boulevards as distinguished from
major traffic streets, and all too usual standardization in plotting.
Most of the Los Angeles metropolitan area is quite level, like
Florida, making it possible to use a rectangular system and so when
it came to devising a scheme for handling traffic we had to accept
a great many conditions that we would never have put into a
regional design.

Outside of the city, too, in Los Angeles County, there is a metro-
politan district of about 200 square miles, in which the Los Angeles
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County Planning Commission functions. When I was there early
this month I was told that there were 500 miles of street widening
in actual process, part of the major street or highway plan that
was being developed by the Regional Planning Commission. There
again they are confronted with a great area already platted without
reference at all to a master plan of the whole area. Consequently,
on the vast plain about Los Angeles there are great numbers of
cities growing up both to the west and to the south and almost
without exception there is no main highway leading from one city
to another. They are perpetuating the same lack of inter-com-
munity highways that is found in the New York Region, partic-
ularly between the great cities of Paterson and Newark. In the
matter of traffic alone I am sure that we would save much trouble
and much expense if in periods of rapid development in cities large
and small we could have growth follow a master plan.

Epwarp M. Bassert, New York City: One of the advantages of
the rapid development of an area is that it is done largely by sub-
divisions shown in filed plats. The filing of plats gives an oppor-
tunity for the municipality to bring about a give and take arrange-
ment, which is not afforded at other times.

For instance, Greater New York has been growing gradually,
not by additions and the filing of large plats. A farmer will sell off
first 10 lots, pretty soon 10 more lots. It has been a matter of
more gradual growth than around Los Angeles or in many of your
Florida cities. There is no opportunity for a municipality to make
the give and take arrangements such as exist in a rapidly develop-
ing period.

Now, what am I driving at? In Greater New York, in Boston,
in Chicago, the city grows out gradually, pouring over everything,
solidly built up. Every builder wants to build on his plot and
make it yield just as much as possible. The streets are, as a rule,
in a gridiron or fixed form, often much wider than necessary. The
main thoroughfares as a rule are too narrow. All this is partly
because of the fact that there cannot be an intimate co-operation
between the land owner and the municipality. No space is put
aside for playgrounds. We are learning now that small parks for
playgrounds, especially in these days when automobiles make the
streets dangerous for children, are just as necessary in the early
opening of territory as are the streets themselves. There is no
willingness on the part of the little developer, the builder of 10 lots,
the farmer who sells off 15 lots at a time, to set aside a playground
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or two. But if developments are being laid out consisting of 30
acres at a time, there 1s an opportunity for the municipality and
the land owner to sit down together and arrange the best plan.
The commission chairman says: ‘““Here are the thoroughfares; we
will make them broad enough. Here are the inferior streets. If
you are generous in one way, these purely residential streets can
narrow down as low as 50 feet, and possibly in some cases to 40
feet in width. Now, in view of this layout, which is going to be
approved by authority and put on the official map and filed for
reference in the Registrar’s office, will you not set aside two play-
grounds, one here and one there, in eligible localities?”’

There is an opportunity, I say, for give and take. It is brought
about in England to a much greater extent than it is with us. Along
with that opportunity of trading between broad streets and narrow
streets (and if you can have some narrow streets, then put in some
playgrounds in your development) there comes the opportunity
for further give and take on zoning. Let the developer have his
nucleus of stores, an opportunity for multi-family houses as a
buffer district between the business district and the residential
district, the whole being an entity that can be admirably arranged
when these big developments are being created and the plats are
being filed. But that does require an amount of organization
pursuant to the state law, which most of our states—I think I can
say which not one of our states has as yet perfected—but which is
the line that the National Conference on City Planning, in my
opinion, in the next ten years is going to be working along; the
passing of state laws so that municipalities can take advantage of
this method of organization of the land, and then when the periods
of rapid development come along—as they will in the future, as
they have in the past— the organization will be such that the com-
munity will not have to be built up twice over or three times over,
but it can start right at the very beginning.



REGULATING LAND SUBDIVISION
A Progress Report Presented by Irvine C. Roort, Flint, Michigan

We have seen from Mr. Whitnall’s discussion the very great
importance of subdivision control, and the costly results of the lack
of such control; the various programs of street opening and
widening throughout our country must total well into the billions
of dollars. Some of this expenditure will be assessed on properties
specially benefiting, but even so it represents a great unnecessary
expense, for most of it could have been prevented if we had exer-
cised proper control over subdivision in the first place.

‘The importance of this subject was realized last June at a joint
conference of the American City Planning Institute and the Na-
tional Association of Real Estate Boards in Detroit, and a Joint
Committee was appointed to arrive at some solution of the problem
and bring in a report. The members of this Joint Committee have
been able to reach points of common agreement. The realtor looks
upon matters from a different viewpoint from that of the city
planner, since he has a financial interest in the land that he is
preparing for sale, while the planner has in mind the design of the
subdivision and the needs of the future community. On these
three viewpoints the Joint Committee is agreed.

1. The necessity of a state planning act in which shall be dele-
gated to the cities and counties the authority to prepare general
plans and to approve subdivisions.

2. Under the authority of this Act a master plan should be pre-
pared for the area of control, showing the locations of major high-
ways, open spaces and designating land areas for specific uses.

3. The approval or rejection of subdivision plans should be in
the hands of a plan commission or similar agency which would have
the power to prevent the use of land if not platted in conformity
with the master plan.

49
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The Joint Committee has not yet decided upon the detail of the
procedure to be followed in acceptance of all plats, but it is our
opinion that a preliminary plan of the proposed subdivision should
be required and that, if approved as to form with or without
changes, it should be followed by record plat sheets. These would
be subjected to a check both on paper and on the ground before
final acceptance. It is also the conclusion of the Joint Committee
that only by wholesale planning can piecemeal platting be made
safe and sane.

It is clear, I think, that the method of preventing the use of
platted land which does not conform is the greatest problem. A
suggestion which has met with a good deal of approval is that the
best way to prevent the use of land would be to refuse the issuance
of building permits on the subdivisions that are not properly laid
out. The whole question of enforcing subdivision control is a legal
problem and one which I hope will be discussed by Mr. Bassett
and others.

When the report of the Committee is complete we will hope to
present a model state act as well as specific recommendations in
the form of an outline which can be used by planning commissions
in the acceptance of plats.

DISCUSSION

Harranp BartHoLoMEW, St. Louis: We all recognize that from
80% to 90% of the developers of real estate will abide by regu-
lations such as are proposed by Mr. Root’s Committee, but in
some cities real estate groups have not quite reached the state of a
profession, and the development of land is in the hands of people
absolutely unwilling to accept any regulation. If there is a pro-
vision for acceptance of plats they merely ignore it and sell their
land by metes and bounds. I have in mind specifically the city of
Evansville, Ind., where they suffer from the type of Kentucky
operator who recognizes only primitive laws. This is the kind of
person with whom we are more concerned than any other. How
can we compel him to conform to a plan? On the other hand, I
would like to cite the platting practice in St. Louis. Owners not
only bring in their preliminary designs to the city planning com-



PLANNING PROBLEMS 51

mission office for approval, but that office is recognized as the
source of platting authority and we now have the great majority
of owners or their engineers come to the office to examine our plans
before they touch pencil to paper, to make their subdivision plans.

Epwarp M. Bassert, New York City: I prophesy that some of
us in this room today will look back upon this St. Petersburg Con-
ference as being almost the first groping after lawful methods to
bring about comprehensive planning.

Look at it this way: Taxation is a form of regulation. It is
taking part of one’s property to carry on the business of the com-
munity. It is done under the community power, sometimes called
the police power. Unreasonable taxation is unconstitutional and
void. But we were long ago driven into exercising taxation to
carry on the community, and we have found a method of doing it
through an administrative discretionary board, subject to review
by court. So that we don’t hear of any upsets of our taxation
system upon unconstitutionality because, if a piece of property is
assessed twice what it ought to be, the question is carried to the
court by the aggrieved person and if he proves his case the court
will send the assessment back to the assessors and say “cut the
assessment in two,” and the man pays his tax that year. The
system is carried on without your hearing about it and there are
no declarations of unconstitutionality. The courts become part of
the machinery to carry on quiet, systematic distribution of taxation.

About eight years ago we progressed further into the subject
that is now called zoning, which is the regulation of the height,
bulk and use of buildings, and the use of land. It is done and has
grown up under this community power which resides in the state
legislation, sometimes called the police power—that thing which
is separate and apart from eminent domain. When it is done
under the police power, no compensation is made. But just as
reasonable taxation is lawful and is adjusted by the court so as to
be reasonable, so reasonable zoning is lawful, and in instances
where it is unreasonable, the proper machinery causes it to be
adjusted by the court and it is sent back to the body that issues
the permits, so that the permits shall be reasonable.

Thus, in many of the states of this country the zoning plan is
protecting communities, and the courts are part of the machinery,
and decisions upon unconstitutionality do not any more arise than
they do with taxation.

Answering Mr. Bartholomew’s question, “How can you treat
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the particular owner fairly under any plan of impressing com-
pulsory platting upon the owner?”” I would say, taxation must be
reasonable or else it is going to be adjusted by the court, and
zoning must be reasonable or else, in the precise instance, it is
going to be adjusted by the court. Just so, the platting must be
reasonable or else it is going to be adjusted by the court.

We are living in an age of law, and law is going to control taxa-
tion and zoning and platting. It is going to control it, as Mr. Root
says, through the issue of permits for structures.

We are going to see this thing grow up. The first prophetic
court case is the one referred to by Mr. Bartholomew, Town of
Windsor v. Whitney, 95 Conn. 357, where the court with great
vision said that a plan which combines street widths with front
yard requirements for new buildings was based on the police power
and builders must comply with it.

A plat in the future will need to be approved by authority. The
neighbors will have a hearing, so that it shall not injure them.
That plat will probably embody details of zoning as well as of
streets and small parks. Not every plat can contain a small park
for a playground. Some will be too small. Some large plats will
not contain a park for a playground because they may comprise
business or industrial property, or the streets may have to be so
wide that it would be unfair to the platter to cause him to insert a
small park in addition. But if any developer is treated unfairly
by the municipality he will have a right to call upon the court as
the adjusting part of the machinery, to see that he is treated fairly
and that the platting is done in such a way that his investment
will yield him a fair return. The courts are going to see that the
balance is held true between the community and the individual
owner.

I would not prophesy that condemnation would ever cease to be
necessary. In built-up districts, small parks can be acquired only
on payment. But in the development of new areas, I prophesy
that the time is coming, within a generation, when small parks for
playgrounds will largely be created, just as streets are created
today, by laying them out on a plat and then that will usually be
followed by dedication.

When you think of it, it is not the selling of land that ought to
be prohibited; it is not the making and recording of a deed, or the
selling by metes and bounds that ought to be prohibited. A street
is a strip of vacant land over which the abutting owners have the
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right of access and light and air. It is such a strip of land before
it is bought by or dedicated to the public. The main thing is to
refuse permits so that buildings keep off of this particular strip of
land.

A small park for a playground is a piece of land owned by the
public, over which the abutting owners have no easement of light,
air and access. It differs from a street because you cannot front a
building on it and thus have access to it as the matter of right.
But the small park can exist as a private open space, and if there is
a way of keeping buildings off it, there you have your playground.

Under our written constitutions private property can be taken
for a public use only on making proper compensation. A man
cannot be deprived of his property except by due course of law.
Other countries do not give their courts the power to set aside the
acts of legislative bodies. We are the only country in the world,
I think—certainly the only country of importance in the world—
where courts can set aside the legislative acts. On that account we
have had to develop a method of taxation that is for the United
States; we have had to develop a method of zoning that is for the
United States, and we are now up against developing a method of
city planning that is for the United States. I believe this is going
to be an epochal meeting in starting this subject.

Davrron Moomaw, South Bend, Ind.: It is necessary in our
practice for the subdivider to have the approval of the city planning
commission before recording his plat, and their approval is not
given until the street and lot plan conform to the city plan. After
the approval of the plan commission, the plat goes to the Board of
Works, which accepts the dedication of the streets as located on
the plan. If this dedication has not been accepted, or if the streets
have not become public, the owners will be refused the street
improvements, surfacing, sidewalks, curbs, sewers, etc.

EucENE MasTERs, St. Augustine, Fla.: But if the plan com-
mission refuses to accept the plan and the owner goes ahead with
it nevertheless, and the lots are sold and the streets built up, in
the course of years taxpayers on these private streets which have
no sewers, pavements and other public utilities demand that their
streets be improved and accepted as public streets, and if the city
administration does not heed the demand they will be forced to
by the courts. Why should we not use the same procedure as in
our zoning? When the plan commission refuses its approval of a
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plat, the matter could be appealed to a Board of Adjustment or
Appeals which in cases of hardship would have the authority to
mitigate the severity of the regulations in any given case. There
must be a good deal of give and take in our dealings with real
estate developers. After all, they can do a service to the com-
munity.

Joux InLper, Washington, D. C.: Mr. Bartholomew makes
the point that it is not fair to put the onus and expense of getting or
being refused a permit upon the innocent purchaser, when it should
be put on the subdivider. Of course, this proposal to refuse to
issue a permit is aimed at the subdivider because if it comes to be
known that there will be no permits issued on a certain plat because
that plat has not the approval of the plan commission and is not in
accordance with the master plan of the city, the subdivider will
soon be unable to sell lots in such a subdivision. That kind of
thing becomes known after one or two people have been bitten. 1
should say, therefore, that it was rather an effective way of control-
ling subdivisions development. It also has the further advantage
that even if the subdivider goes ahead and lays out his plat and
establishes his street lines in an unapproved way he cannot get
buildings on them because permits won’t be issued. I agree that
after buildings are erected not much can be done, but before they
are put up the plat can be corrected.

MRr. Basserr: Let us assume, with Mr. Bartholomew, that the
owner of a small acreage, say, 15 acres, has prepared a plat on
which streets are misplaced. The plan commission has refused
approval, or let us even assume that it has not been asked to
approve, but lots in the plat have been sold in metes and bounds.
Let us assume further that lots have been transferred many times
and that finally the owner of a lot takes his plan for a house on the
30-foot misplaced street, to the building inspector for a permit.
The building inspector says “No, that street never has received
official approval.” He then goes to court and asks the judge for an
order compelling building inspector to give a permit, and the court
says ‘““No, because you did not exhaust the remedy given you by
law. You should have asked the commission to put your street on
a map and on its refusal asked for a court review.” It is a principle
of the law in every state of the Union that a man must exhaust his
other remedies before he can bring up the question of constitu-
tionality, and this question is squarely an issue when the litigant
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asks mandamus against the building inspector, because of the
unconstitutional withholding of a permit.

The applicant may show that his situation is exceptional. The
court will then answer, “ You should have presented your case to the
Board of Appeals.” (For there should be a Board of Appeals in
platting just as there now is in zoning.) After the owner has been
to court once or twice or has had his case heard by the Board of
Appeals, the community is going to realize that the land to buy in
order to get a building permit without litigation or trouble is the
land the platting of which has had the sanction of the municipality.

We must have lawful safeguards on this. The reason that zoning
is being declared unconstitutional in some states is because it does
not have a safety valve, and like a boiler that does not have a
safety valve it blows up sooner or later. If you try to refuse build-
ing permits without providing proper safety valves the scheme is
going to blow up, but that is what we are here for, I think—to
devise among ourselves by contributing our different views and the
experience of different cities, a workable method of preventing the
owner of a 30-foot lot on a misplaced private street from erecting a
building.

Mr. BartHoLoMEW: I have the greatest respect for Mr.
Bassett’s opinion, but I believe that the more reasonable procedure
is outlined in the Windsor, Conn., case. In other words, we should
not allow improper platting and we should not permit innocent
people to purchase lots on which they will be refused building
permits. I am led to this opinion because I know that in large
cities notice rarely gets to the ultimate purchaser and I know, too,
that at least in Missouri it will be many long days before the owner
of a 25-foot lot will be denied the privilege of building on it.

My suggestion for procedure would be: Where an original sub-
divider is attempting to sell lots in an unapproved subdivision, the
city shall have the right immediately to start condemnation pro-
cedure which will result in proper streets and proper lot arrange-
ments. 1 believe that then and there is the time to go into court
to find out which is the reasonable plan. It sets the issue up before
the land is cut up and spoiled and a large number of innocent
purchasers are damaged. I believe it will save many millions of
dollars.

MRr. Basserr: We are getting down to the very rock-bottom
of this subject. In the Windsor case the judge did say that he was
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not deciding anything on the question of acquisition of the
streets in the plan of Windsor, but only where the houses should
stand. I agree absolutely with Mr. Bartholomew that condemna-
tion should step in before the selling goes to any great extent, such
as fifty transfers between grantors and grantees. I was carrying
it out to its logical conclusion under the community or police power,
to see what would happen if you had the power of going before a
Board of Appeals, as Mr. Masters suggested. The rational plan
would be to do exactly as Mr. Bartholomew says. The thing in its
very inception almost would be carried on under eminent domain,
and the street would be opened, under condemnation, in the right
place.

MR. InLpER: I would like to call attention to the fact that the
condemnation method may be expensive to the community and I
would also like to point out that the South Bend method of refusing
sewer and water seems to me to be entirely anti-social, that is,
the community is harming itself in order to punish certain indi-
viduals who have not in the past complied with its requirements.

Joun A. Rocers, Daytona, Fla.: Once or twice the hardship on
the innocent buyer has been mentioned, but we all know that
purchasers must take care of themselves in real estate transactions.
The abstract of title should show the non-approval by the plan
commission and certainly the attorney to whom the abstract is
shown has the duty of finding out whether the lot is in an approved
plat. It seems to me the innocent buyer is properly taken care of
in the usual course.



COMBINED ZONING AND PLANNING CONTROL
OF UNSUBDIVIDED AREAS

Rosert WrITTEN, City Planning Consultant, New York City

Broad areas of unbuilt and unsubdivided land, such, for example,
as the recently annexed lands of West Palm Beach, need a different
sort of planning and zoning control than that appropriate for
urban areas that have been generally built up or subdivided into
building lots. For the built up or subdivided areas a detailed city
plan can be developed including railroad terminals, transit lines,
parks, water front, streets, public buildings and zoning. For the
unsubdivided areas, however, such complete and detailed plan-
ning is seldom appropriate. It is too early to select the locations
for small parks, playgrounds or schools; to determine the location
and width of minor streets, to fix lot sizes and building set-backs,
or to locate the small neighborhood store centers.

Detailed planning cannot go on much in advance of actual sub-
division and development. A certain measure of broad planning
is, however, even more necessary for the large unbuilt areas than for
those that are now generally subdivided and developed. This
requires a regional survey of all land within the urban influence
and which will be subject to subdivision and development within
a period of from 10 to 50 years. As a result of this broad regional
survey a general or master plan should be prepared and officially
adopted. Such master plan would:

A. Determine thegeneral location and width of all main thorough-

fares and parkways.

B. Determine the larger industrial and business zones.

C. Determine the areas most suitable for large parks and for

water supply and forest reservations.
5 57



58 PLANNING PROBLEMS

In determining the general location of main thoroughfares, due
consideration should be given not only to traffic requirements but also
to the importance of furthering the development of self-contained
neighborhood communities. Such neighborhood communities can
best be developed when they are given definite physical boundaries.
It is difficult to develop such a neighborhood community in an
area bi-sected by a heavy traffic artery. In a residence area to be
developed primarily with single family detached houses, if main
thoroughfares are located at half mile intervals, the requirements for
through traffic will be met. The general pattern thus formed will
separate the residence area into 160-acre tracts, each of which will
be surrounded by main traffic roads. Each of these 160-acre
tracts can then be planned as a complete neighborhood unit with
provision for small parks and playgrounds, for a public school and
for a neighborhood shopping center. When fully built up the unit
will have a population of 3,000 to 6,000. The resulting school
population of 600 to 1,200 can be accommodated at a single school
centrally located and no pupil will have to walk much more than a
quarter of a mile to the school.

In the comparatively limited zone where apartment house con-
struction may be properly anticipated, the main thoroughfares should
be laid out at 4 mile intervals instead of 14 mile intervals. The
resulting 40-acre tracts with the apartment type of housing will
give a population of 5,000 to 10,000. When ripe for subdivision
these small units, also, can be planned with all the functions and
facilities of a complete neighborhood unit.

The last five years have witnessed great progress in the art of
real estate subdivision. Twenty years ago the carefully laid out
and restricted subdivision was a rarity. Now it is almost the rule.
The Florida boom has been fruitful in affording possibilities for
interesting trials of new methods and especially opportunities for
development on a scale large enough to create real neighborhood
units instead of merely continuing the existing street pattern with
the customary small “addition.” These additions of 10 or 20 acres
are often carefully laid out and restricted, but are too small to
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create self-contained neighborhoods and, consequently, too small
to be really properly laid out or wisely restricted.

Theoretically, each subdivision should mean, not the mere cut-
ting up of acreage into small lots and their sale to persons who hope
to resell at an advanced price, but the building of real neighborhood
communities. We have outstanding examples of the work of the
community builder in Roland Park, Baltimore, Palos Verdes,
California, the Country Club district of Kansas City, Mariemont,
Cincinnati, Forest Hills, New York, and Shaker Heights, Cleve-
land. Several similar projects of which Coral Gables is the best
known example are now under way in Florida. But while every
city has at least one fair example for the work of the community
builder the number of mere subdivisions is legion.

In periods of prosperity and expansion there is an almost in-
satiable demand for lots. The subdivider supplies this demand.
Much of the demand comes from individuals who have no knowl-
edge of real estate values and who seemingly are as willing to pay
good money for a lot in an inaccessible location without public
improvements and with no real prospect of being in demand for
actual home sites for a period of at least 50 years, as for a lot in an
improved subdivision that has been planned as a real neighborhood
community and where homes are now actually under construction.

There are great difficulties to be overcome before the unbuilt
fringes around cities can be generally subdivided and developed
for real community neighborhoods. The capital required for the
complete development of a 160-acre tract is very large and the
period of development during which carrying charges mount must
necessarily extend over a considerable period of years. The
financial success of various large projects of the kind proves,
however, that this is a fundamentally sound basis of city building.

One difficulty in the way of a more general application of this
method of creating real neighborhood communities, is the very
great difficulty often experienced in buying numerous small tracts
of land and combining them into an area large enough to make a
self-contained neighborhood. To obviate this difficulty it will be
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necessary to give the development company the power of con-
demnation. A company organized to build a neighborhood com-
munity is performing a most important function in the interest of
the city and state. It should have the right of condemnation just
as that right is granted to the railroad or other public utility
company. In return for this grant of state authority the develop-
ment company should be subjected to a sufficient measure of public
control to insure the building of a real neighborhood community
with proper provision not only for the necessities but also for the
amenities of neighborhood life.

Henry Wright, Chairman of the Community Planning Com-
mittee of the American Institute of Architects, in the March, 1926,
issue of the Journal of the Institute attempts to show that for
persons of limited income the single family home is an absurdity.
He rightly states that the question of proper types of dwelling for
the limited income classes is subject to definite scientific analysis.
He then undertakes to analyze the cost data of the United States
Housing Corporation in building houses for war workers and con-
cludes from his analysis of two of the 97 housing projects for which
data is published, that the costs for land and public improvements
for the single family house if reduced to a rental basis constitute
an increased monthly rental of $10 over the same costs in a six-
family apartment development. That there should be a sub-
stantial saving in per family land and improvement costs for a
six-family as compared with a single family development is obvious;
but study of data relied on by Mr. Wright, has convinced me that
his difference of $10 a month rental is about double the amount
actually shown by the Housing Corporation data.

Where land is high in value it is of course difficult to plan a single
family housing development for those of limited income. The bare
land will cost so much that it will materially increase housing costs.
In general, however, land cost is only a small proportion of the
total housing cost. On 97 projects of the United States Housing
Corporation, planned for the housing of 21,005 families, the cost
of the bare land was but $192.14 per family housed and the total
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cost for land and buildings was $5,108.93 per family. In recent
years acreage values of land ripe for subdivision have greatly
increased. But even with land values three or four times the
Housing Corporation figures, the cost of bare land is still but a
small portion of total housing cost.

If acreage costs $3,000, or any given sum, doubtless housing can
be constructed at a lower cost per family if all families are housed in
six-family or twelve-family buildings, rather than in single family
houses each occupying a 40-foot lot. It is very doubtful, however,
whether the six-family development will result in cheaper rents
than the single family or two-family development. Land values
have a way of increasing in proportion to the intensity of use.
When the two-family house comes into the single family neighbor-
hood it usually means that land values increase and that rents are
not reduced. Similarly, when the six-family apartment is erected
in a two-family house district the chief result is a boosting of lot
values. The increased land values absorb the increased rentals
arising from the housing of six families on the lot area formerly
used for the housing of but two families. Multi-family housing
should result in lower rentals but in practice it never seems to
work out that way. In cities where the population is spread out
in single family homes, the lot prices are low and rentals compare
favorably with the cities of the same population where crowded
tenement conditions are the rule.

The single family detached house is an American institution
which while still predominant in most cities of the country is now
being seriously challenged in some centers by the two-family
house, the three-decker, the four-family flat, the kitchenette apart-
ment and the high class apartment. The increasing responsibilities
and burdens of home ownership constitute a strong argument for
the apartment house method of living. The smaller home with its
private garden continues, however, to have a strong appeal to the
vast majority. While the apartment often has the weight of
advantage for a family of adults, its inferiority is patent as a home
for children.
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Much of the present financial burden imposed on the owner of a
single family home is the result of unwise methods of controlling the
subdivision of a land into building lots, the character of street
improvements required by city standards and the increase in land
values with attendant higher carrying charges and higher taxes.
If we are to retain the single family home as the predominant type
of housing in American cities we must find ways to reduce the
financial burdens of the home owner.

Assuming that a 160-acre tract of land is to be built up and
permanently maintained as a single family section, street and
pavement widths can be greatly reduced over the standards now
maintained in most cities. On a short street with no through
traffic and serving only as access to the single family houses fronting
on it, the 30 or 40-foot width of pavement required by certain city
standards is wasteful. A 20 or 24-foot pavement is better and much
less costly. City standards as to pavement width are, however,
predicated on the possible requirements of the future when the use
of the property fronting on the street may be changed to an apart-
ment house use or a business use. Economies in street and pave-
ment cost cannot be reasonably demanded by the home owner
unless the character of the neighborhood is permanently estab-
lished as a single family district. This can best be secured by
restrictive covenants established in the deed by the developer at
the time the land is subdivided and sold. Only by such permanent
restrictions, moreover, can the constant increase in land value
resulting in increasing interest and tax burdens be avoided. If
there are no private restrictions or zoning regulations to prevent
the coming of the more intensive housing types, land values will
mount with the growth of the city, being predicated on the esti-
mated net returns from the housing of two, four, eight or sixteen
families on the lot originally intended for a single family dwelling.
With the mounting taxes resulting from these increased land values
it is easy to see that a man of moderate means will have difficulty
in maintaining a private home. This increase in land value is
largely speculative. A comparatively small area would house the
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entire population of the city in apartment houses. Unless most of
the city area is carefully restricted or zoned against apartment
house construction, there will, however, be an increase in value
through a much wider area than can possibly be developed for that
purpose. The result in many cities is that large residence sections
are spotted with apartment houses with the permanent result of
depreciated building values more than offsetting the increase in
land values.

While detailed planning should not go on much in advance of
actual subdivision and development, it is desirable to fully plan
each tract of 160 acres more or less that is bounded on all sides by
main thoroughfares laid down in the master plan before a plat for
the subdivision of any part of this 160-acre tract is approved for
subdivision into building lots. Each one of these larger tracts
should be planned as a unit with adequate provision for a complete
neighborhood life. Small parks, playgrounds and school sites
should be located. One or more shopping centers should be laid out.
The local streets should be so arranged as not to invite through
traffic. This will not only reduce pavement standards and costs
but will also reduce traffic accidents. In order to fix street improve-
ment standards on the most economical basis it will also be neces-
sary to determine the housing density that is to be allowed in this
neighborhood unit. Housing density is a fundamental factor that
should influence or control the quality and width of paved road-
ways as well as the design of sidewalks, curbs, gutters, storm water
drainage, sanitary sewers, water mains and other utilities. Without
a predetermination of housing density the city’s standard require-
ments for the construction of improvements and utilities must
necessarily be based on the maximum density that may reasonably
be anticipated.

If a neighborhood unit is to be restricted permanently to single
family houses on 50-foot lots and no through traffic is to be ad-
mitted, the city’s general standard, requiring 60 and 80-foot streets,
can in most cases be reduced to a requirement of 40 and 50-foot
streets, thus effecting a saving in street area equal to about 10 per
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cent of the gross area of the entire tract. This saving alone is
sufficient to provide adequate small park, playground and school
ground area for the entire neighborhood unit. Other substantial
economies can be secured through a corresponding modification of
standards as to pavement widths and public utilities. These econ-
omies in the aggregate are undoubtedly sufficient to cover all the
increased costs due to the designing and building of a real neighbor-
hood community as compared with those needed for the usual
residential subdivision.

In a hilly or broken country great savings in grading and other
utility costs can be effected by carefully adjusting the streets and
building lots to the contours. By such adjustment, moreover,
much natural beauty is preserved and the amenity and comfort of
the neighborhood secured. Some so-called practical men consider
it necessary to disregard all considerations of beauty or amenity
and confine themselves to the bare necessities of sustaining life
under urban conditions of living. It is, however, pertinent to
inquire whether with amenity and beauty excluded urban life is
really worth sustaining. However, with even a fair amount of
foresight and intelligence applied to the design and building of our
neighborhood communities there seems to be no economic reason
why the demands both of necessity and amenity cannot be fairly
met.

DISCUSSION

Epwarp M. Bassert, New York: Mr. Whitten’s paper is the
most forward-looking, definite thing which has been brought be-
fore us at this annual conference. It looks to a method that can
prevent a hundred of these embarrassments that the planning of
the past has been subject to. It is a following out, with all of the
environment taken care of, of that plan which has been worked
upon by many, of having the main thoroughfares go around
instead of through the center of the community. It is turning the
planning of the past inside out, so that congestion in the center
will be prevented.

Mr. Whitten rightly says that there must be a control of the
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human burden on the land. If business places are not controlled,
they will clog the main thoroughfares with their loads of men and
vehicles. Private restrictions will not control them because of the
great value of the land once private restrictions are broken. One
man may say to his neighbors, “I will start something that will
break the restrictions light and tenderly, and you agree not to start
suit against me.” The next fellow goes a little further and after a
few have followed suit, the private restrictions have gone, and you
can’t draw private restrictions that will hold against such practice.
Zoning is essential to supplement private restrictions.



THE CITY CANNOT PROTECT ITS HOMES, PRE-
VENT MISPLACED STREETS, KEEP GOOD
STREET LAYOUTS, OR ACQUIRE PERMANENT
PLAYGROUNDS WITHOUT STATE ENABLING
ACTS

Epwarp M. Bassert, Counsel, New York Zoning Committee

City planning subjects are streets, parks, public reservations,
sites for public buildings, harbor lines, locations for transportation
facilities, and zoning regulations. There may be others, but I
think not. When these are stamped by law on the land, there you
have the city plan. Each subject has its problems.

STREETS

The problems of street widths and of the size and shape of the
blocks are often difficult. Their solution, however, depends on the
skill and experience of the planner. The city needs no further
powers from the state legislature. Other problems arise that no
skill of the planner, however great, can solve. New statutory
powers from the legislature to the city are needed to solve them.
Here are some of them.

Misplaced Private Streets, Which Later Become Public Streets.—
Any landowner can lay out a private street often in the wrong
place. No one can stop it. Then he can sell off lots on his mis-
placed private street. No effective way has been found to stop
him. Then the lot owners can apply for building permits, and if
the building commissioner does not grant them, the courts speedily
issue a mandamus order. The result is a misplaced street with
buildings on both sides. A few such misplaced streets, wholly or
partly built up, can upset the plan of an entire neighborhood.
Some say penalize the original owner who sells off lots without
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first filing a plat approved by the city authorities. But the owner
refuses to make a plat. He sells by metes and bounds. No court
will penalize him. Some say refuse the dedication or cession of
the street and prevent sewer and water connections. This is easy
to say, but in practice it is hard for the authorities to prevent the
connection of a private sewer with the public sewer, or to deprive
lawful homes of city water. Sooner or later the street becomes a
public street and the authorities have to make the best of it. The
crux of this problem is the issue of building permits. No one
would buy a lot for building on a misplaced private street if he
knew beforehand that he could not get a building permit. The
solution is that the state law should provide that no permit for a
building shall be granted except on a street shown on the city plan.
The applicant should have the right to appeal to a discretionary
administrative board, such as the board of appeals, in order that
he may obtain a permit by variance from the strict letter of the
law in cases where the proposed building, like a barn in a field, a
clubhouse off the highway or an isolated factory, has no necessary
relation to the street. The determination of the board of appeals
would be subject to court review and readjustment.

Buildings in the Beds of Mapped Streets.—In nearly every state
of this country a landowner can erect or enlarge a structure in the
bed of a mapped street which has not yet been opened. As he
owns the land he cannot be deprived of the use of the land for
buildings until the title of the land for street purposes actually
vests in the city. Some say why not open at once all the streets
that are on the city plan. This would be an extravagance. In the
outlying districts, where the land is tilled, it is not street ownership
that the city needs but only that the streets as mapped shall be
kept free from buildings until they are needed as open streets.
If the consistent plan of city streets can be broken up by every
property owner who chooses to build a factory or dwelling house
in the bed of a mapped street, there is little incentive in careful
planning ahead of population. One reason why city officials are
careless about fixing lines of future streets far ahead of population
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is because there is no assurance that these lines will be permanent.
It 1s especially important that the location of main thoroughfares
should be fixed well ahead of development and that nothing should
prevent the freedom of opening these thoroughfares when the
right time comes. Sometimes the construction of six or eight
houses in a mapped thoroughfare will cause the future thorough-
fare when opened to make a detour which spoils the city plan in
that locality. Some state legislatures endeavor to require that
before building lots can be sold an approved plat must be filed
showing the streets and making a dedication of them to the city.
This requirement is always held unconstitutional when brought
before the court. Is there an effective solution of this problem?
Both New York and Massachusetts have been working on it for
the last two years. The method favored in New York is for the
state legislature to provide that no permit for a building or addi-
tion within the bed of a mapped street shall be issued, but if the
land is not usable to advantage, that then the applicant may
apply to a board of appeals, which in its discretion can issue a
permit for a building of as temporary a character as is reasonable,
and which when removed after condemnation would cause the
least burden on the land to be assessed for benefit. This method
has been incorporated in several laws, but cannot yet be said to be
in actual use. It will undoubtedly be held to be a lawful method,
and when it goes into effect many builders, who now freely put up
their buildings in the beds of mapped streets, will locate them
properly rather than go through the procedure that the law
prescribes. Often they plan deliberately to break up the mapped
street by erecting a substantial building, but if they see that they
cannot, they will let the bed of the mapped street alone.

Careless Changes of Street Plan by Council.—This is the problem
of how to protect the city plan against easy changes that look
right at first, but which fundamentally upset the plan as a whole.
Often the council with the best of intentions will change the
location or width of a street on the application of the surrounding
property owners. Without giving the matter a great deal of study
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they see no objection and no one happens to protest. So the
change goes through, and later every one regrets it because it was
the wrong thing. I do not consider that planning commissions
instead of councils ought to legislate. The best kind of elective
officials cannot be obtained if their powers are taken away from
them by state law. Councils are, however, assisted toward getting
the right thing if they can say to property owners desiring such a
change that they must first get a report from the planning com-
mission. When one considers that streets, when actually created
and built up, endure for centuries, the importance of deliberate
action is plain. The state law should provide that, before a change
is made by the council in the street plan, a report should be had
from the planning commission. Sometimes to make careful
deliberation more certain the state law requires that after receiving
the report of the planning commission more than a majority vote
is necessary to depart from the report or change the street plan.
State laws imposing this requirement of careful consideration on
councils are meeting with beneficial results. A busy council
cannot look into the details of the entire street layout of the city,
and councils are and ought to be desirous of having the aid of a
planning commission in order to avoid mistakes.

Parks

Postponement of Playgrounds until the Land is Built Over.—The
problem of securing playgrounds before the land is built over is
rapidly coming to the front. The most satisfactory playgrounds
are small parks—that is, the land is stamped with the park
quality but is used for a playground. Nearly all our great cities
allow streets to be built up solid and then, later, when the demand
for playgrounds springs up, they are compelled to condemn build-
ings as well as land. This makes the cost excessive. If the cost
is to be spread by assessing an area of benefit, the surrounding
property owners protest against making the playground. If the
burden is assumed by the city, a large amount of money goes only
a little way. What is needed is the production of small parks for
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playgrounds before the land is built over. They should be pro-
duced as automatically as streets because in residence districts
they are as much needed as streets. Some state laws have required
that landowners in platting should set aside a certain fraction of
the land, usually about 10 per cent, for playgrounds. This method
is not satisfactory because some districts need playgrounds and
others do not. Small plats would contain playgrounds of inade-
quate size. These statutes usually omit small plats—for instance,
less than five acres. There is a serious question whether such dis-
crimination is not unconstitutional. These statutes sometimes
provide that the developer must dedicate the playground to the
city. This requirement, inasmuch as it is an indirect way of taking
property for a public use without compensation, has been declared
unconstitutional. Far-sighted developers in all our large cities are
now recognizing that from a financial point of view it is a benefit
to set aside playgrounds in developments. Many are doing this
voluntarily. The proposition of the Regional Plan of New York
is that a state law should provide that the planning commission in
approving plats before recording should have the power to insist
upon the setting aside of adequate playground space in the develop-
ment as well as adequate streets. No dedication would be com-
pelled, but sooner or later these open spaces that could not be
built upon would almost inevitably become public playgrounds.
In the meantime they would be used for private recreation. The
problem of producing playgrounds at the right time and in the
right place is one of the most serious that is facing American cities.
Theoretically the cost of playgrounds should be assessed on the
surrounding benefited area. Practically this plan does not work
out well, especially in built-up areas. It does not produce play-
grounds. Many cities consider that the only right way is to carry
out simultaneously a city-wide program for new playgrounds.
The trouble is that few cities are willing to do this. The subject
is further complicated if the city uses general tax funds to buy
playgrounds throughout the built-up section and then expects
suburban developers to dedicate playgrounds without charge.
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Then, too, it must be admitted that the acquirement of large
school sites open all day will largely solve the playground problem.

ZONING

Zoning Not Like Private Restrictions.—Private restrictions can
cover many subjects of an economic and esthetic character, such
as peaked roofs, style of architecture or minimum cost of house.
Such restrictions are contractual and have nothing to do with the
police power. Zoning regulations, however, are based on the
police power, that is, they must be established for the health,
safety, morals, and general welfare of the community. They
cannot cover matters of esthetics. Some framers of zoning ordi-
nances consider that zoning has been established to take the place
of private restrictions. This is not the case. Private restrictions
are helpful and desirable, but they are short lived and do not at
all take the place of zoning regulations. No private restrictions
need ever refer to zoning, nor need any zoning ordinance ever refer
to private restrictions. They are entirely separate and apart.
Courts will usually not listen to the private restrictions in trying a
zoning case, nor to the zoning regulations in trying a private
restriction case. Yet they go hand and hand with each other and
never conflict. Each sort is enforced in a different way. The
problem under this heading is for the city to make its zoning
regulations adequate and protective without forgetting their rela-
tion to the health, safety, morals, and general welfare of the com-
munity. Zoning ordinances must not be framed to imitate private
restrictions.

Lack of State Enabling Act.—The state legislature is the reposi-
tory of the police power. This novel invocation of the police
power, which we now call zoning, is quite uniformly frowned upon
by the courts unless the state legislature specifically grants the
city the power to zone. Many court decisions that are cited to
show that some state or some court is opposed to zoning would
have been decided differently if there had been an adequate en-
abling act. Some states having home rule charters based on home
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rule constitutional amendments have not passed enabling acts for
zoning, considering that all the police power of the state is already
vested in the cities. This expectation has not been realized, for in
all the states thus circumstanced, when cities have adopted a
zoning ordinance without a state enabling act, the courts have
either set aside the zoning or are finding fault with it.

Lack of Board of Appeals.—The board of appeals is the safety
valve of zoning. It is absolutely necessary to the success of a
zoning ordinance. No ordinance or zoning maps can treat every
piece of real estate so fairly that exceptions will not arise that are
arbitrary and therefore likely to bring about a judgment of uncon-
stitutionality. The making of variances in the grants of permits
is the only way that the application of the zoning ordinance can
be made reasonable in all cases. These variances cannot be made
as a legislative act. The first reason is that the local legislature
should not be granting special favors not subject to court review
regarding their own ordinance. No legislative act is subject to
court review and readjustment. Therefore the variance must be
made by a discretionary administrative body acting under a rule
prescribed by a legislative body and whose decisions will be sub-
ject to court review and readjustment. In Greater New York the
functioning of the board of appeals assisted by court review has
for nine years prevented any declaration of unconstitutionality
regarding the provisions of the zoning ordinance. If it were not
for the board of appeals, there would probably be at least five
declarations of unconstitutionality each week. Such a number of
adverse decisions would have gradually lessened official respect for
the law and it would undoubtedly today be on the scrap heap.
Nearly all the adverse decisions of courts in this country regarding
the constitutionality of zoning ordinances have been because there
has been no board of appeals or else because city solicitors have
not insisted that every applicant should go to the board of appeals
instead of to the courts. After he has been to the board of appeals
he must, if he goes further, go to the courts for court review and
readjustment. The city solicitor should ask the court to insist on
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the foregoing procedure. An applicant cannot demand a judgment
of unconstitutionality until he has exhausted the remedy given by
law. This procedure never brings about a declaration of uncon-
stitutionality. The board of appeals must be established under
state law.

DISCUSSION

ErnsT FrEUND, Professor of Law, University of Chicago: I
remember when, as a child, I studied history and came to the
period between 1789 and 1815, I wondered how anything in the
world could go on with all the turmoil in politics that the world
then witnessed. Well, since the time I met this Conference last
we have had similar upheavals. Empires have fallen, but people
kept on thinking and moving along, and one of the movements
that kept apace was City Planning.

I think I am perhaps one of the very few if not the only person
here who has an interest in city planning that is entirely unpro-
fessional. For that reason I have, perhaps, the detached point of
view and attitude of the onlooker, and the observations that I shall
offer here are given in a somewhat academic spirit.

I confess that from the very beginning I had certain doubts and
difficulties about this entire movement. That is the privilege of a
man like myself. It wouldn’t have been for Mr. Bassett and his
co-workers, the pioneers, to be beset unduly by difficulties. Those
on the firing line must not doubt too much, as you know. Further-
more, this seems to me to be a fact: That the truth often does not
lie along the most obvious lines, and yet practically if you have to
deal with the courts, you have to approach them on somewhat
obvious lines of thinking to which they are accustomed. Thus, it
was the path of least resistance to link up this whole matter of
zoning with what is called the police power.

The police power is the doctrine of private rights subject to the
public welfare, which is especially committed to the guardianship
of the Legislature. But does it define the police power to refer
to the public or the general welfare? As I heard Mr. Bassett this
morning use the latter term repeatedly, I mentally shook my head
and said to myself, “I want something more definite.”

I have here the terms of the model zoning enabling act drawn
by the Department of Commerce, which recites the various purposes
that are pursued by City Planning and Zoning.. They are:

6



74 PLANNING PROBLEMS
“To lessen congestion.
“To secure safety from fire and panic.
“To promote health and the general welfare.
“To provide adequate light and air.
“To prevent overcrowding of land.
“To avoid undue concentration of population.”

That is the first part, and I confess that on all these grounds I
do not quite see how you justify the discrimination between
different localities to the extent to which it is carried out in the
law of zoning, because all these are elements of the public welfare
that apply to all the parts of the city alike. If congestion is unde-
sirable in a residence district, it is also undesirable in a tenement
district, and the very point is that you exceed in your regulation
the limits which are the minimum limits of the public welfare, as
we understand the term. So on this entire basis I do not quite
see how you can get very far.

But then comes another clause which is quite significant, “and
to facilitate the adequate provision of transportation, water,
sewerage, schools and parks, and other public requirements,” and
there, it seems to me, you have a very excellent foundation for the
entire matter of zoning, if it were an open one, because it is quite
true that all public improvements depend upon the character of
private improvements. Public improvements are a matter of
municipal discretion and municipal planning, and it would be
quite conceivable for the municipality to say, ‘“Before we make a
plan for services of different character and for streets as we wish
to lay them out, we must know and we must be assured of the
continuance of certain character of improvements.” Now, I do
not say that a city could do that by its own unaided power. It
might do it by agreement, just as you have private agreements to
require the platters of land to agree to do the thing and make that
a covenant of the land, but that would be inconvenient.

Why has it not been used? For the reason, very largely, that
zoning had to be applied to districts which were already settled
and laid out and planned, and also for the reason that there is a
very strong feeling in this country, although it is not, perhaps,
quite borne out by legal principle, that a person has a right to the
public improvements which are necessary to his property. That
feeling is so strong that I doubt very much whether, as a matter
of practical legislation, you could have made much headway with
that argument. It is, however, interesting to me that the drafts-
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men of the model act recited this purpose, because it seems to
me to give, theoretically, a perfect foundation in law for zoning,
where the field is as yet open, but not where the field is already pre-
empted.

We will leave this aside. If it be conceded that the general
phrases that I first read are after all very precarious and doubtful
foundations of the power, what is the legal theory that underlies
the principle of zoning? How can it be sustained? Now, I speak
with all due deference to those who know more about that than I
do and have perhaps thought more about it than I have, but to
my mind the legal principle of zoning is the idea that there is such
a thing as unfair, illegitimate non-conformity. You know that we
are in the process of developing, in the law of trade and commerce
in this country, the idea of unfair competition, and there has been
created a Commission known as the Federal Trade Commission,
that will slowly evolve that notion.

Now, conceivably it might have been possible to deal with at
least a good many of the elements of zoning, through this concept
of illegitimate, unfair non-conformity, which it seems to me is the
crux of the entire matter. Mr. Bassett has repeatedly referred to
the problem of the one or two exploiters who, for the sake of
profit, sacrifice the interests of legitimate investors. That is at
least one of the problems that confronts the property owner and
that has induced zoning in this country.

What justifies the insistence upon conformity? Conformity, of
course, is a notion that has only a very limited application in the
law. There used to be non-conformity in former ages. We had
non-conformity acts in the reign of Queen Elizabeth that related
to religion, and we have had non-conformity that related to
political ideas, sedition, and so forth, but conformity itself is not a
positive legally accepted interest. Conformity is a relative matter.
Conformity to what? You must have your standards. Now what
is the standard of conformity in zoning? To my mind it is pretty
clear, although for some reason or other in this country we have
not thought it wise to accept the term which is so common in
English legislation. The whole clue is the term “amenity,” which
you find in the forefront of the English Town Plan Acts. The
established character of a district is such as to amenity of residence
and of aspect, and the question is whether it is the divine right of
the American citizen to spoil and disturb that character. There
is the real problem, it seems to me, and we have to face it.
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That is the way I envisage the problem and the theory, and I
give it to you for what it is worth.

Now, why is it legitimate to insist upon this relative conformity
in this matter? For this reason: That all land is unique; every
piece of land has its own character, and there are no two pieces of
land that are quite alike. As a consequence, lands in a neighbor-
hood are interdependent. That interdependence, I think, is a
legitimate foundation of legislation and ought to be recognized as
such in our law.

It is not always so recognized, as is shown by the history of
drainage legislation. Years ago the highest court of the State of
New York said that you cannot have a drainage improvement
unless the public health is involved; the mere fact that proper-
ties are so tied together that they can advantageously be better
improved by a joint scheme than by separate schemes would not,
in the early days, have been recognized by the courts as legitimate
grounds for compelling a person to accede to a scheme. That
position has never been overruled in New York, but in most parts
of the country they have finally silently ignored it. It is merely a
further advance in the same direction to recognize a neighborhood
so united in character that the law may legitimately insist upon
conformity of improvements to a common standard.

Now, whether that can be brought under the general idea of the
police power or not I do not know, but if the police power is not
wide enough, that simply means that we need other powers besides
the police power. However, I think if you interpret that power
liberally enough, you can say that just as you can have police
ordinances for a city, that do not extend over the state at large,
so there is a possibility of more limited grouping even than the
city, and that the law may recognize the inherent unity of a
neighborhood.

This recognition presents, however, this enormous difficulty
that, as each neighborhood is in a sense unique, so each piece of
land in that neighborhood is also in a sense unique, with the con-
sequent problem of so constituting and bounding the nelghborhood
unit as to avoid injustice to individual owners.

I have often felt—and I have been surprised that the matter has
not been stressed to a greater extent than it has been—that every
zoning scheme involves a problem which I should call the border
problem; that is to say, a zoning scheme can never work as equitably
toward the margin as it will work in the center. Inother words, there
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is a differentiation of interests which in some way or other is ignored
in the law. I say it is ignored in the law, but it isn’t absolutely
ignored because we have a method of dealing with these matters,
and there comes in Mr. Bassett’s Board of Zoning Appeals, one
of the most ingenious devices in legislation of recent years. I have
always admired that contrivance and I have been curious about its
history.

You find that the variation is not an original product of zoning
laws. As I traced it back in the history of New York for other
purposes, I found that the variation first came in the Charter of
the city of New York with reference to building regulations, as to
the various specifications, and so forth, in building, and then was
carried into the labor law. There the idea of variation serves a
very distinct purpose. Standardization in building materials, in
building requirements, standardization in factory requirements,
in safety devices, is not in itself desirable, but it is necessary because
you cannot operate a law with vague and indefinite requirements.
In order to make it administratively enforceable, you have to make
it definite, otherwise you can never get any convictions on the part
of the jury for violations.

That standardization is not in itself the most desirable thing
because it impedes progress and initiative and, therefore, experi-
ence has shown that when a person has something better to offer
than the standard prescribed by the law, there should be a toler-
ance, a variation, and that was the origin.

Is that the variation that you get in the case of zoning? I do not
think it is. The variation in the case of zoning is simply a dis-
guised dispensing power. It is not carrying out the purpose of the
scheme, but it is the recognition that the idea of conformity in this
particular case operates injustice and, therefore, must be varied.
In that aspect the power of variation is an absolutely novel thing
in our legislation, and it is simply due to the skill of such gentlemen
as Mr. Bassett that this matter has not been brought before the
courts and that it has not been gravely questioned. However, it
has established itself, and I can see that it is a beneficial instrument.

Remember, however, that it deals with the entire problem of
conformity, not upon the basis of law, but upon the basis of dis-
cretion. Do not let us be deceived by the phrases that they have
put into these acts, “provided that justice be done and the spirit
of the law be observed.” That phrase is thrown in to make a good
impression upon the courts, and the purpose is apparently accom-
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plished. In reality, you have an extraordinary dispensing power
which means that to deal with the problem of conformity, after all,
you are thrown back upon discretion, which is the negation of the
rule of law. That is the way you have to work this system, and
you see what a delicate piece of machinery it is.

I think, however, that with a good Board of Zoning Appeals
you have a guarantee that on the whole satisfaction will be done,
and that is the way the thing has been worked out.

I look very differently upon another additional method that we
have in Chicago; I don’t know whether you have it elsewhere. 1
receive every week the Bulletin of the City Council, with their
output of legislation; and there is not a number where I do not
find one or two or three amendments of the zoning ordinance.
In other words, when you cannot get a thing through your Board
of Appeals, you get it through your alderman, and he gets an
amendment into the zoning ordinance to suit the particular need
or desire of his constituent. That seems to me a grave infraction
of the entire principle because it isn’t done systematically, but
it is done entirely through political influence, and there, it seems
to me, is one of the possible ways of breaking down the entire
system. :

I understand that in some states there is a rule that amendments
of the zoning ordinance can be made only upon recommendation
of the Board, but the rule is not absolute because ordinarily there
is a provision that if the Board does not consent, then an increased
majority can pass the amendment of the zoning ordinance. This,
however, is a very slight safeguard, as votes in a city council go, and
in most cases a four-fifths majority is as easily obtainable as a bare
majority. If the council is to be given power to overrule the Board,
it should be only by a unanimous vote, giving any member of the
council a veto power. Whether that is a practical proposition is
another question.

The zoning ordinance is, after all, a legislative act and must be
subject to amendment, and the way of amending a comprehensive
scheme and at the same time observing the comprehensive nature
of the original measure has not yet been devised. You find that
in many different fields of legislation as soon as you standardize,
you also get the danger of amendment. Take your civil service
classifications: it crops up all around. And, personally, I have
not found a way in which that matter can be dealt with.

The whole zoning problem in this country is affected by two
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factors which I should like myself to learn a little more about than
I know now. They are in a sense peculiarly American. The one
is the extraordinary sensitiveness of property to its surroundings.
I know something about foreign cities. As a boy, I lived in two
German cities, and I have traveled somewhat in Europe. Con-
ditions there are very different. People do not mind a little store
around the corner a bit. When you go to Vienna, you find that
the palace of one of the great aristocratic families has a big glass
works display room on the lower floor. The family has glass works
on its Bohemian estates, and thinks nothing of advertising the
fact in its residence. We wouldn’t have that in this country
because it is not conformable to our ideas. One of the millionaires
in Frankfurt built his house right across the way from an amuse-
ment establishment where there were concerts given twice a day.
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