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April 25, 1963

Southbridge Master Plan Committee
Town Hall
Southbridge, Massachusetts

Gentlemen:

It is with pleasure that we submit herewith our final report contain-
ing elements of analysis and recommendations for Southbridge's Master
Plan. A summary report is also forwarded for general distribution to
interested citizens.

It is our belief that proposals contained in this report will serve as
a constructive guide for the future development and control of your com-
munity. The Master Plan, however, is not intended to be a directive but
rather a guide. As such, it must be kept up to date in accordance with
changing conditions which are inevitable in our fast-moving modern times.

By preparing a Master Plan for community development, Southbridge
has taken a big step in initiating a program for overall improvement.
Progress must not die now. Through active participation of all interested
citizens, immediate steps must be taken in the direction of urban renewal,
downtown improvements and economic developm ent,

Southbridge has the physical potential for growth and prosperity.
But it will take human initiative and leadership to realize this potential.
We believe Southbridge can and will develop the means to carry on the
program just begun and dedicated to a better community for all citizenry.

May I express our appreciation to all citizens of Southbridge for their
assistance throughout the preparation of this report.

Very truly yours,
BRUCE CAMPBELL & ASSOCIATES

(€ ot ¢ A=

Robert C. Blumenthal
Partner-in-Charge

RCB/dC \




|

BRUCE CAMPBELL & ASSOCIATES

TABLE OF CONTENTS

Title Page

Letter of Transmittal
Table of Contents

Base Map - Central Area

EXISTING LAND USE

Physical Characteristics

VEXHIBITS }
Table 1 - E#isting Land Use
ELU - Existing Land Use Map

POPULATION

EXHIBITS
Plate G-1 - Population Trends
Plate G-2 - Age-Sex Pyramid: Southbridge
Plate G-3 - Age-Sex nyamid: Worcester County
Plate G-4 - Age-Sex Pyramid: Massachusetts

LAND USE COST AND INCOME ANALYSIS

Introduction

Industrial District

Commercial District

Residential Areas: High Density
Residential Areas: Medium Density
Residential Areas: Low Density

Open Land Areas

Page

iii

10

15

17

19

25

26

27

28

29

31

52

55

59

66

76

84




The Need for Urban Rénewal in Seuthbridge
EXHIBITS

Basic Data Tables

Income-Distribution Tables

.E.xpen'se Distribution Tables

Land Use'Cost and Income Analysis Map

HOUSING FOR THE ELDERLY

ECONOMIC BASE

Southbridge's Ecenomic Climate

Southbridge's Present Economy. 'Its Trends
and Potentials

Southbridge's Ecor:lémvi,é,_Péfentialities and
Recommended Goals for Future Growth

Proposed Geheral Goals for Southbridge CBD

EXHIBITS

Percentage Employment by
Category, Southbridge, Worcester
Gounty, Massachusetts

Table I

" Table II - Civilian Labor Force:
Male - Female

Table III - Median Number School Years
Completed

‘Te’xble v -  Selected Housing Data: ,
- Southbridge, Webster, Worcester
County, Massachusetts

Southbridge Employment Trends
1951 - 1960

Plate E-1

vi

BRUCE CAMPBELL & ASSOCIATES

Page

89

95 - 98
99 - 105
106 - 115
117

119

131

134
145
165

168

136
137
138
141

146




BRUCE CAMPBELL & ASSOCIATES

Page
Table V - Southbridge Employment Trends
1951 - 1960 147
Table VI - Unemployment Rate 148
Plate E-2 - Southbridge Total Employment 150
Plate E-3 - Worcester County Total Employ-
: ment 151
Plate E-4 - Massachusetts Total Employment 152
Table VII . -  Retail Trade Statistics - 163
Table VIII -  Wholesale Trade, Selected Service
" Statistics 164
CIRCULATION AND PARKING | | 175
Transportation and Circulation ' 177
Parking 183
EXHIBITS
Table 1 - Chapter 90 Highway Allotment 178
TP -1 - General Transportation Circulation
Plan : : " 191
TP-2 L. Curb and Off-Street Parking Plan .
Central Business District 193
COMMUNITY FACILITIES 195
Schools Study ‘ 197
Introduction ; 197 |
School Enrollment , ‘ 198
'Existing Public Schools 199
Future Needs 202

vii




EXHIBITS

Table 1

Table 2

Table 3

Table 4

Recreation

Introduction

BRUCE CAMPBELL & ASSOCIATES

Education Level of Residents
25 Years and Older

Public School Population and
Predictions

Existing Scheol Inventory

Future Needs

Southbridge Recreation Facilities

EXHIBITS

Table 1 -

~Library
EXHIBITS

Table 1 -

Police Department
Fire vDepartrn ent

PUBLIC UTILITIES

Southbridge Outdoor Recreation
Facilities ‘

Library Characteristics 1952
Southbridge and Selected
Communities

Water Supply Inventory

EXHIBIT

WP -

Water Map

Sewerage Disposal System

Drainage Review

viii

Page

198

204
205
206
207
207

210

214

215

218
219
222
225

227

233

235

238




CODES AND ORDINANCES

Subdivisien Regulations
Zoning
Zoning Map - Land Use
Suggested Specifics

AREA OF INFLUENCE

FUTURE LAND USE

Residential Land Use

Commercial La.ﬁd Use

Industrial Land Use

EXHIBIT

Future Land Use Plan

CAPITAL BUDGET PROGRAM

Tax Base

Tax Rate

Current Debt Service

EXHIBITS

Table 1

Table 2

Table 3

Assessed Valuations Per Capita,
1960 - Southbridge, Webster,
Worcester County, Massachusetts

Southbridge Total Assessed
Valuations - 1958 - 1962

Estimated Assessed Valuations
Southbridge: 1964 - 1969

ix

BRUCE CAMPBELL & ASSOCIATES

Page

241
243
244
246
249
253
259
263
268

270

273
275
278
280

282

279

280

280




BRUCE CAMPBELL & ASSOCIATES

Page |
| Table 4 -  Southbridge '""Equalized' Tax Rates |
Compared 1958 - 62 281
Table 5 - Summary - Recommended Capital
Budget Program: 1964 - 1969 283




BRUCE CAMPBELL & ASSOCIATES

) s

BASE MAP

(Central Area)

4
'




BRook

250,

e ————— ]

__ _ STURBRDGE

BROOK,

M KINSTRY

N

ST. GEORGE
CEMETERY

S
;
WA
3
R
\ BROOK
o
{ ez
U
3
fwvur
P
\\\\ ’
) )

e

S,

-]
o

%

REENTER'S,
CARREND

53

o

N
R

cener ™

OAK RIDGE

8R00x

CEMETERY

coLE
FOREST

S0g,

2an

SEWERAGE.
FILTRATION
AREA

<

S

>\




, Y y

ESE R EEEEEEREE®ERDN

BRUCE CAMPBELL & ASSOCIATES

EXISTING LAND USE

e o e S



BRUCE CAMPBELL & ASSOCIATES

EXISTING LAND USE

" The existing land use of a community reflects to a large extent the history
and development not only of the community itself but the neighboring area of
~ which it is a part,
The discovery of Southbridge is credited to John Oldham in the autumn of
- 1633. Oldham, famous for his trading exploits with the Indiaﬁs, led a small
trading party through the Nipmuck Indian territox;y for the purpose of
"acquainting himself with this territory and to spy out the doings of the Dutch',

1

The area known today as Southbridge was composed of land from Charlton, Dudley

and Sturbfidge.;

When Oldham and his party returned to Boston, they brought beaﬁs and hemp
which were growing ip_ ‘th_e“alv'e‘a, and also small lumps of black lead which had
been given them by one ofbfhe local Indian chiefs. John Winthrop, Jr., soh of
the first governor of the Massachusetts Bay Colony and grantee of the territory,
became very interested, and speculation grew high aé to the possibilities of
mining this mineral. In 1658, Winthrop sent a‘working party into the area to :.
mine the m.ivneral, »‘but,' because of crude mining prpcessés, difficulty of trans-
porting the ofe é,nd the poor qualitjr which made it difficult to séparate, the

venture was soon given up.

As with many of the new settlements in our country's history, the first
settlers were farmers. However, with a constant source of water available

for :powef, a few men turned to in&ustry. The first of those was Moses Marcy,

]
~
]
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one of the more prominent settlers, who erected a grist-mill as early as 1733,
Industrial growth followed and has dorninated Southbridge's economy ever since. '1

While ’;he above historical factors are interesting and help to give the planner
an understanding of the existing conditions, the actual comprehensive planning
analysis 6f existing land uses is basically a method inventorying the community's
stock at hand -- the kind, the amount and the condition of the community's

resources.

Rational planning and later zoning require a broad knowledge of the charac-

teristics, pattern and qﬁantitative analysis of the space devoted to each type of

land use. It also requires a basic knowledge of the development of the various

types of land use and the factors that influenced their development. Those
elements that influenced and guided the existing development must also be under-
stood since it must be determined whether these factors are still in effect now
and if they will continue to influence the development of the community in the future.
In most American communities, the existing arrangement of land use, though E
essentially functional, is not a criterion of médern design. Th:e pattern‘is‘, as
mentioned above, a product of the past. It does not necessarily represent the
most efficient assembly of land deyelopment. This is under standable, for urban
areas have grown under varying influences, varying pressures aﬁd have been
subjected to a multitude of personal whims and désires Without the respect for

the community as a whole. Yet, despite the lack of formal planning in early years,
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most land use patterns are to some degree still functional.

The community must be considered as .a living agency that is constantly
changing in mé,ny ways to' meet the needs and conditions of the community as it
grows and develops. As a community grows older its housing, business complex,
and industrial components may become obsolete. With technical changes the
existing physical character becomes less efficient and land us; changes are re-
qﬁired. As the community grows older, there are evident changes in its social
aind economic structure as well as the characteristics of its population, in ‘the
age-sex composition, in the family size and in the employment requirements of
its labor force. All these changes exert pressures for new and differen«tl
services and land uses.

In general, there are three broad classifications of major significance that
determine the various types .and amounts of land use that a community may deve-
lop: econ.omic, social and public interest; The economic. influence of the land

use pattern considers not only the natural resources found within the community

but to some extent those forces that extend beyond the community into the county

or metropolitan area.
The social influence of the land use pattern considers not only the day to day

requirements of its populatien but the facilities offered by the general area,

- county or metropolitan that tend to attract the expenditure of leisure time,

'

The public interest element that influences the development of land use

patterns is not only confined to the functional requirements of governmeﬁt,
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education and recreation but extends to the area of State and Federal protection
and even includes areas of historical value.

A realistic plan for the future development of Southbridge must be based on

a sound knowledge of the above conditions as they exist today. The Existing
Land Use study and the Land Use Cost and Income Analysis serve this purpose
by presenting a detailed picture of the way land is used or measured at the
present time. These stu'dies together with the economic and popﬁlation projec-
tions presented in this report, represent the first basic step in the dcvelopmeﬁt
of a plan for the future land use of the community. The amount and location of
existing land uses will be sumamarized in map (Exhibit Map-ELU) and table form
(Tabe 1) and will serfre to emphasize problems which have arisen as a result of
past development practices.

The land use data presented in this report was obtained by a detailed study
of the city as well as from an examination of existing maps and statistical data,
A map at a scale of one inch equals 400 feet, showing the various types of land
use was prepared for detailed analysis. The land use map reproduced in this
report is a simplified version of that map and shows the exis'&ing land use in a

more generalized form.,

Physical Characteristics

Southbridge is located in the southwestern portion of Worcester County and
borders Connecticut. Total land area is 20.18 square miles or almost 13,000

acres, Topographical characteristics are dominated by excessive hilly terrain

-10 -
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with elevations ranging from 400 to 800 feet above mean sea level. It is certain
that this latter factor more than partiallvy accounts for the fact that less than
20 percent of Southbridge's total land area is built-up.

Southbridge‘s early history is reflected in the devellop'mentkpattern of the
older built-uf) areas along the Quinebang River ahd éentéring around the Central
Bgsiness District (.CBD). Two major influences have been apparent in dev'elop‘ing
the ‘pres;ent pattern of land arrangement, First, intenée industrial development
ip'the‘ 1800's occurred aiong the Quineba g River stimulating residential patterns
in clusters ‘nearby. It was important in pre-automobile days that workers lived
within easy walking distance of places of employment. Secondly, the natural
lie of the land being of a very hilly nature made it difficult for devéloping 'anyv
orderly street ?afterﬁ or r{esideﬁﬁaisﬁbdivision. Built-up portions of town are
conseqﬁently of ¢xtreme1y irregular pattern.

As the primary street pattern began to form, local and regional commercial
areas here developed. Fbi‘ reasons of lack of i)lanning, residential clusters
aroﬁrid manufacturing :plants and topogra;phiéal irregularities, today"s‘ Sout hbridge
finds older residential structures still intermingled in the midst of commercial
and industrial develoPmént; Such mixed usé, in many caées; has caused properties
to decline in .value and inhibited healthy regeneration'bf residential areas.

In abgtract terms, an east-west é.xis is férmea by the Quineba g River and
the Railréad which intersects, at the center of the'CB'D,A with a north-south axis

formed by Elm, Central and Worcester Streets (all primary':routé's). In essence,

- 11 -
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the effect is a large cross at the geometric center of Southbridge with the
central portion containing the greatest concentration of industrial, residential
and commercial elements. Surrounding the central portion, residential density

and crowding of homes becomes relieved somewhat with better separation between

residential and non-residential land uses and less crowding of structures. Finally,

the outer 'layer' contains newer, modern residential subdivisioh or agricultural
land but predominantly the land is undeveloped.

Land developed for industrial use includes about 130 acres most of which ils
‘ used!.for Heavy Manufa,cf:uring. Dominating this land area is American Optical
Co. which actively accounts for over half the total industrial land in Southbridge,
Industries, mo‘vst of them engaged in manufacturing, are regional by nature and
depend upon markets out§ide tpvyu. They employ about three-fourths of the town's
labor force. |

Land devoted to Commercial and General Business uses totals approximately
ﬁ acres most of which are in the Central Business District. Scattered local
shopping areas and "highway!" commercial use round out the present complement
of this categor;f. Similar to many“’other older New England c'<:>mmunities, there
has been a trend of shopping facilities away from downtown to areas more adaptable
to convenient access and parking, Recent location of a small shopping center on
East Main Street is an example., Future efforts to preserve the vité.lity of the

Central Business District are considered one of the major areas of concern in

the Master Plan and will be covered in detail in subsequent sections.

-12 -
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Residential land use accounts for 11% of the total land area and 63% of the
built-up land in Soufhridge. Intense development consisting of multi-family
housing immediately surreunds the CBD and is referred to as '"High Density"
residential areas. The‘y contain the oldest dwellings intermingled with other
uses. These areas appear to be in danger of deterioration en masse unless
corrective actioh thrpugh code enforcement, urban renewal and planning is
utilized.

Res;idential areas of '""medium density" are characterized by twe-family and
single family homes on small lots. Generally, Southbridge's representation in
this category forms an outer circle around the CBD. Extending beyond ''medium
density" areas inte the rural outskirts of town is the third category of resideﬁtial
use, ''low density' areas.. Here are newer single family homes on larger lots.
Due .to .the hilly terrain in the rural areas of Southbridge, much of this develop-
ment has loccurred a.long. existing primary streets wheire land is most level,

Significant conclusions of the overall pattern of land development indicate
that most of the older built-up elements have been out-moded in terms of effi-
ciency and cor‘npatabili"cy. "Drastic changes in transportation, technology, industry
and per sona.ll desires for certain living' conditions have rendered much bf

Southbridge's land use pattern obsolete in the modern sense, No longer need

' the worker live close to his place of employ. No longer is a downtewn shopping

)

area built to accommodate the neceds of the '""horse-and-buggy-trade', satis-

factory in the aﬂutom‘obile-oriented society. No longer can a manufacturing plant

-13 -
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operate successfully in the midst of intense residential development.

Subsequent recommendations threoughout the Master FPlan Report will
emphasize tﬁe need for eliminating or restoring the '"old'" and creating the ''mew',
In the wake of progress, Southbridge must come to grip with the problem if it
entertains any hope for maintaining a healthy community in which te live and

work in the future.
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TABLE 1

/
i

SOUTHBRIDGE, MASSACHUSETTS - EXISTING LAND USE

Approx. Percentage

Approx. Percentage

. Type No. Acres of Total Land Area | of Total Built-up Land
DEVELOPED LAND
Residential ' .
High Density , 166 1.5% 7. 3%
Medium Density 382 2.8 16.8
Low Density 880 6.9 38.8
Totals 14278 11.2% 62. 9%
Industrial |
Heavy Manufacturing 1107 0.8 4.8
Light Manufacturing _ 20 0.1 0.9
Totals 127 0.9% 5.7%
Commercial-General
Business 76 0. 6% 3. 4%
Public&Semi-Public(Exempt)
Schools 35 0.3 1.5

‘Parks & Playgrounds

- (incl. Cole Forest) 120 0.9
Cemeteries ' 4] 0.3
Churches : 12 0.1
Streets 340 2.5
Other Land & Bldgs. 90 0.7

Totals 638 4, 8%
Total Devel'oped' 2269 17.5%
UNDEVELOPED LAND
Water o 200 1.5
Undeveloped Land 10431 81.0
Total Undeveloped 10631 82.5%
12,900 100.0%

GRAND TOTALS

- 15 -
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POPULATION

The purpose of the Master Plan is to guide the future development of
the town.” The single most important facter in any city is 1ts people,
There-foxfé, population studies are primarily concerned with the future
make-up of the population, its characteristics and its age-sex relationship.
While the past is some.times the guide to the future, socia.l and technological
changes exert a strong influence on population pattern of teday and tomorrow,
As in the past, the immediate future of population growth will depend on
indust'ria.l activity, primarily the American Optical Compan‘y. No forec;.a.st
of population growth %of this town can ighore the future plans of this industry,
There are, however, other elements of significant importance developing'

in Worcester County.

Until 1940, Southbridge's population had continued to grow steadily

'as‘. did Worcester County, the City of Worcester and the State. Its popula-

tion cur:ve, shown as Pla.te G-1, closely parallels that of the City of
Worcester, the largest city in the county. While this trend has beer}‘
gen‘eraliy upward, both the City of Worcester and the Town of Southbridge's
population curves show a rather marked dip over the past ten years. Out-
migration of people from the City and Town has been the primary cause.

A ‘comparison of the age-sex pyramid for Southbridge, Worcester
County, ‘the City of Worcester and the State of Massachusetts indicates a
general out-migration in the 20 to 40 age groups.

In the State pyramid this effect is slight and is more than compensated

for in the heavy growth of younger people from under 20 to under 5 years.

- 21 -
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Comparing this condition with the State's population growth curve as shown
on Plate G-1 leads us to believe that the out-migration from the State has
stopped and substantial population growth for the future can be predicted,
provided the State can continue to balance its job opportunities with the
future educational, culturall and technological changes. For it must be
recognized that an out-migration in the 20 to 40 year age group indicates
serious deficiencies particularly in the labor element, and to a lesser
extent in the sociological elements of the area.
! A Worcester County ;yopulation growth curve generally parallels
that of the State; the conditions discussed for ‘the State hold for the
county, with one important difference. While both the City of
Worcester and the Town of Southbridge indicate out—migration in the
importapt age group, the population's desires are being satisfied within
the county. The logical indication is that the out-migration from both
Worcester and Southbridge is probably caused by poor housing conditions
as well as the lack of job opportunity,

The ége-sex compa;ison pyramid for Southbridge, shown on Plate G-3
indicates that there is a relatively large teenage population, but the
""Under 5™ group is proportionately smaller than that shown for the State
or Worcester County. This means that, barring immediate drastic social
or technological chaﬁges, Southbridge would continue to lose population
over the next ten years but will start to grow again between 1970 and 1‘Y980.
as the teenagers of today enter the child-bearing age groups.

It should be noticed that the increase and decrease shown on Plate G-1

are very slight and reflect for the most part the natural growth of the

- 22 -
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population. This is our minimum prediction based on existing criteria
and conditions now in effect in Southbridge. A maximum population pre-
diction is not made for Southbridge, because of the very large amount of
undeveloped land within the Town limits which, under favorable circumstances,
could stimulate substantial growth in rural parts of Southbridge.

The optimum condition which we have shown on Plate G-;'l is baged on
conditions which we have'found within Worcester County. Supporting a
tendency for an incrgase in population after 1970 is the strong and constant
increase in the population growth in both the County and State over the past
decade. Also supéorting this prediction is the natural increase that can be
éxpected from the aging of the existing population.

While all ﬂ;le above cufves and theories are generally optimistic,
conditions rmust be developed to sfabilize the existing attractiveness of
Southbridge and redevelop or renew those elements of the community that
have.becorne obsolete or worn out. It is obvious then that the responsibility
of population growth and the retention of the young adults between the ages
of 20 - 40 depends largely on the community's ability to develop job
opportunities and attractive living conditions. Southbridge offers both
elerﬁents to a lixhited degree, but not nearly in sufficient quantity.

| New business and industry coupled with stabilization of existing business
and industrial developments will help, but more i.‘s needed. ‘fhe County
growth curve strongly indicates that better housing conditions :;.re needed,
Better housing in .Southbridge is very badly needed as will be seen in the
Land Use Cost and Income section, The age-sex pyramid and the socio-
economic analysis of the study indicate that Housing for the Elderly is also

required., The abundance of undeveloped land within the town limits assures

- 23 -
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us that these conditions can be developed and that Southbridge can regenerate
its economic life if it coordinates its efforts towards these goals.

The population curves, showing the trend of population growth,
compared with the population age-sex pyramid, showing the composition
and relationship of the various age groups of the population that have been
developed for Southbridge, strongly resembles similar curves and Pyramids
devel&ped for many of the older communities of Massachusetts.

'They indicate gengrally that the State, and in particular, the Worcester

arl‘ea, have long been plagued by out-migration of younger workers, the

child-bearing element of its population.

'i‘he r;cent history of many of these communities (and the State; as
a whole) strongl‘y indiqates that this trend can be‘stopped ar§d even reversed,
This requires strong and pt;éitive acti'oﬁ by all coﬁcerned with any responsibility
in the community. Southbridge has already taken the first step in this action
by developing a Master Plan. Tine subsequent steps, outlined in more detail
in this plan, will emphasize the attraction of new industries that will stabilize
and cooperafe with existing indﬁétries, development throug“h Community
Renewal (or urban renewal projects) of its commercial center downtown,
development of Housing for the Elderly projects, and rehabilitation of existing
housing and the decrease of population densities in certain designated areas.
Better coordination of State and Féderal highway planni:r_xg to bring greater
access to eﬁcisting and future areas for commercial and industrial development
woujld be of consid_e'rable'benefit. While these items and the need for them
will be repeated several times through the various sections of the Master Plan,
it is felt that repetition of this type cannot be avoided without losing the

cohesiveness of the Plan.

- 24 .
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BRUCE CAMPBELL & ASSOCIATES

INTRODUCTION

SECTION I

Experience has shown that many General Plans, developed to serve as
guides.for the future progress of cities, have not been put into effect
because they failed realistically to consider, and properly correlate,
the municipal finance activities of cities with all the other aspects
of community life.

.The'operation of a pommunity can, in many respects, be likened to

the, operation of a business. Just as a business or industry makes

_periodic checks of its assets and liabilities to insure successful

operation, so, fod, should a community periodically check its assets
and liabiiifies to make certain that it is realizing maximum income
from its assets while p:eventing the cost of its liabilities from becoming
excessive.
. The.financial assets of a community are the economic activities which

are refiected in its land uses and the income of its people. These

- produce ‘the revenue which pays the cost of the city?s liabilities and

supports the various public services prdvided by the community.

It is obvious then that the community which protects, promotes,
develops and expands the strength of its assets and limits the:spread
énd growth of its liabilities will be a successfully run community.
Cdnversely, the community which dissipates its strength and permits its
liabilities to grow unchecked, must inevitably wind up wasting. its
assets and allowing much of its land to become péorly developed or not
developed at aii. It is also Abvious that if a communify’continues
to supply excessive or unjustified services to any area, the departments

providing those serwices will soon outgrow the economic structure of
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the community. As these departments then become fixed costs in the
comnunity?s financial structure, they.contribute to the constantly
increasing tax burden of the community.,

. The land use cost and income analysis, therefore, has been carefully
designed to bring into pbroper perspective the financial condition of
a community and to relate this condition to its physical, social,
economic, and cultural characteristics in order to bring about feasible
practical changes which will strengthen the overall structure of the
community.

The sfudy identifies all deteriorating, deteriorated, blighted or
slum areas - both residential and non-residential - and analyzes the
nature and degree of blight and blighting influence in such areas. This
analysis is then used as«a guide to help determine what clearance,
conservation; rehabilitation;Vbr other action is needed. A general
indication of appropriate land uses for each area is also given. The
cost and income study, in conjunction with other parts of the Land Use
Cost & Income Study, provides an evaluation of a community?®s needs and of
its abilities for undertaking urban renewal or other lqgal actiéh.

To effectively accomplish these objectives, this study attempts
to draw a picture of a community®s current financial and physical con-
dition. This can be accomplished only by an accurate inventory of the
community®s assets and liabilities as they exist and as they apply to
each type of land use within the community. The land Use Cost and
Income Study has been specifically designed to accomplish this result.

This sfudy is, in effect, a éomparative analysis, A city divided
into sections whose boundaries enclose a particular type of land use differ-

ent in type, quality and condition from the land use of neighboring sectioll
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The cost of providing current municipal services in each section is
computed, as is also the income derived from each section by the town

or other public. body providing municipal services. The sections which

produce income less than the cost of services provided are termed

"deficit", and those which produce income greater than the cost of
services provided are termed "surplus", Also determined is the degree
of surplus or deficit of each section., These results. are then weighed

againsf the social, cultural, and physical benefits to the community of

‘each land use section in‘order that recommendations may be made for the
- stabilization and donsqrvation or redevelopment and renewal of each

“section.

In considering the results of this study, it must be understood that

a section of a city can be deficit without being deteriorated or other-

wise undesirable, andlthaf.a section can also be surplus dollarwise and

at the same‘timé undesirable from a social or physical point of view,

For instance, a section with low assessed values and consequenf low
return in taxes to the city may have,a.disproportionafely large number

of school children with resultant high educational costs fof that section,
Although this section May be found deficit-because of the large number

of school children, this does not necessarily mean that the section is
undesirable. As time goes on and the school children grow up and leave
school, the section will generally become less deficit and possibly
slightly surplus. Later, as new families with children move into the

area, the cycle starts again. Therefore, if the'neighborhood where

“the section is located can regenérate itself from generation to gener-

ation, and if local building, housing, zoning and subdivision laws are enfor-
ced, a section of this type can be expected to be in continuing cycle be-

tween a slightly "deficit" and slightly '"surplus'" condition. It is important
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that underlying factors such as this be recognized and considered to

prevent unwarranted conclusions and unwarranted actions about particular

sections.

Evaluation must be undertaken to discover the basic reasons why,
in addition to the monetary defidt orvsurplus quality, a section is
deficit or surplus. In industry certain items are handled at a loss
but are necessary to the overall profitable operation of the industry,
In the isame manner a community may continue to provide services to a
section knowing that the income to the city from that section will not

]

pay for its services. While it is important to carefully analyze all

sections, surplus or deficit, the significant point to remember is
that the highly'deficit sections are the ones which must be most

thoroughly analyzed and controlled. The possibility of a different

use of the land or rehaﬁilifation with eventual new devélopment must
~always be carefully considered.

Past studies have indicated that heavily ''deficit'" sections are

generally those in which poor physical, building; and environmental
conditions exist, and in which excessive fire, police, or welfare costs
v are most apparént. When these excessive costs and conditions are |
combined with a low or declining return in taxes and other income, it

must be assumed that the area is beginning to show tendencies toward

slym conditions or has, in fact, already reached a slum condition.
However, in thi§ study, these conditions must be confirmed by a physical
analysis. |

Slums and physically blightéd areas can usually be recognized
during a visual survey part of this study. By correlating a thorough

analysis of a city?®s financial structure with a surVey of local land
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use and building conditions, the cost and income study can serve as a
guide in recognizing the danger signs of incipient blight which can

cause future slums. or which may threaten the successful development

~of an entire area. An area that is merely tending toward slum con-

ditions may not always be easily discovered*through visual inspection,
but increased eipend@tures for police, fire, and welfare shown in the
cost and income study signél a warning that such a section may be.in
the process of becoming blighted. The cost and income study also,
proyides a grading of %he sections of the city by showing the compar-
ative degree of surplus or deficit of each section. In the cases
where the factors causing sections to De deficit are determined to

be detrimental to those sections, this grading or cataloguing can

'also help iniestablishing priorities for redevelopment, rehabilitation,

or conservation programs.
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SECTION II

GENERAL DISCUSSION OF THE LAND USE COST AND INCOME: -STUDY

Flve steps are necessary in making a costtand inéome study. These
steps are: (1) collectlon and evaluation of f1nan01a1 opéfations and
reports of the public bodies performing mun1c1pa1 servicés within the
city; (2) the division of the city into land use sections; (3) the
preparatlon of maps showing the location of specific types of munic-
ipal act1v1t1e;; (4) the calculation of net areg and net assessed
- value of the sections and the computation of cost and income of these
sections; and (5) the formulation of conclusions and recommendations
based on the data obtained from the four previous steps.

In this general discussion, these five steps will be described
in broad and general outline. It will be noted - and it needs to
be empha51zed - that this study by Bruce Campbell & Associates is
intended to give a broad presentatlon of the scope and use of a Land Use
Cost and Income Study. In applying the five steps to an individual
community, variations from a theoretical norm will De necesséry
because communities have th eir an‘peculiar qualities,‘characteristiCSv
and problems. vVariations were, therefore, necessary in applying the
study to the Town of Southbridge just as variations will be necessary
in applylng the study:to other communities,

This presentation is intended to denote the broad general outline
and'auides undér which a cost and income study can be conducted for

“any community.

/

1. 1In other words, school populatlon, juvenile arrests, welfare costs,

5. Taxable acres, exclusive of public and exempt propertles.

- 36 -
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A. ZEvaluation of Public Finances

The financial record of services pe;formed in a city is to be
found in the annual financial report. In those cities where some mun-
icipal'services are a function of separate but overlapping juris-
dictions, such as school districts or authorities, reports from thosé
bodies must also be obtained. Although the cost and income analysis
strives to give a current picture throughout, it is necessary to |
study-the reports of several prior years in order to insure that the

finances of the presenf year do not present a departure from the norm.

A large expenditure for a non-recurring item or an unexpected revenue

windfall in any one.year could easily distort the overall picture

of a city?s fiscal structure. It is, therefore, important that fhe
current year?s figﬁ;es are realistic in terms of recent history., It
is also imﬁortant to exclﬁde the costs and income received from
municipai servites supplied by private compénies, such as the Water

Company'in Southbridge, and endowments that support or partly support

other services, such as a library.

e

B. Delineation of Land Use Sections

While the financial reports are being studied, the job of dividing
the City into land use sections may begin. A land use section is a
part of a city in which the use to which the land is being put is
substantially'the same throughout. This is another way of saying that
only one”t&pé of land use will predominate in a given section. A
section may be of any size but generally ranges in size from less than
ten to more than a hundred acres. Boundary lines separating sections
will be drawn on the same base map used in the preparation of the

distribution maps described below. No section will extend beyond the

‘city limits.

- 37 =




BRUCE CAMPBELL & ASSOCIATES

Section boundaries separate different types of land use, as well
as different qualities of land use within a single type. Tax-exempt
land existing in large areas that can easily be delineated is not in-
cluded in any section. The four primary different categories :or types
of land use include industrial, commercial, residential, and predomin-
antly vacant land. Industrial sections are further classed as heavy
or light, and commercial sections fall into different groups depending
on the harket served; An area composed of large department stores,
hotels, banks, and large food markets serving a regional market would
be differentiated from an area’'in which smaller grocery stores, or
hardware stores serve ; local market., Residential areas in a city are
divided into sections on the basis of type of residential use such as
single family, multi-family, apartment, or garden apartment. 'They are
also divided on the basis of quality. Therefore, a section of sub-
sténtially good quality single-family homes would be separated from an
adjacent section of single family homes which are in poor condition

or are of a less substantial construction.

Certain natural or man—méde barriers may serve to separate sections.
These may be streams or railroad embankments or other barriers of such
effective divisive nature that the land use on one side differs from
that on the other. Streets will form the bulk of the section boundary
linessalthough it is to be expected that, in many instances, section
liﬁes will cut across the center of blocks so that an industrial use
at one end may'be separated from a residential use at the other.

Land use sections will generally encompass a substantial area.
There will, however, be special cases:such as garden apartments which

may cover only one city block or some industrial areas which may cover

~only two or three blocks because they are surrounded by other types
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of land use. It is difficult to formulate an overall rule for the
size .of land use sections because so much depends on the peculiarities

of individual communities. It is equally difficult to make a hard and

fast rule councerning the total number of land use sections in any

- given town. Past zoning practices and economic activity vary so

markedly from community to community that both the total amount of

land devoted to a particular uée and the number of separate areas.

devoted to that use must be determined individually in each instance.
It should be noted'that the basis for‘establishing section

bouridaries is predominant land use. In other words, a section which

is classed as single famiiy middle-quality residential may also have

‘within its boundaries land uses which are not residential. There may

be small local grocery stores, parcels of vacant land, and industrial
properties which are too small or not adjacent to other industrial
séctioﬁs.’ The important féctor is that any given section must be
primarily devoted to one land use only.

In any city there are likely to be several sections in different
parts ofﬁthe_city which will fall into each of the category and
quality Classifications.‘ For instance, there will be several sections

scattered throughout the city used for the same type and quality

‘residential purpose. These should be treated as separate sections if

they are surrounded by other types of land use or if there are
dissimilar sections located between sections devoted to the same use.
The first delineation of section boundaries should be treated
only as a tentative step because further investigation during the
stud; may show fhat boundary lines should be moved in order to
properly encompass a particular land use, or even thaf section bounf

daries be eliminated between sections previously considered different

_but which, after more detailed study, appear to be used for the same

purpose. 39
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The boundaries outlining sections méy be drawn on the basis
of a field investigation or on the basis of maps already prepared

as supplemented by careful field check. It will often be found that

maps showing-existing land uses and housing conditions have already

been completed and are available either from the city planning agency
or through serv1ces of an Atlas Company,., It is always w1se to check
these sources first because they can serve as an excellent startlng
point in determining the land use section lines. A later physical
1nvest1gat10n of all parts of the city w111 previde the information

needed to confirm or change these original lines.
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C. Preparation of Distribution Maps

While the financial analysis and the delineation of land use sec-
tions are being undertaken, the assistance of various city departments
shoﬁld be sought in preparing spot or distribution maps showing the
actual locations of certain municipal service activities. These méps
will include the following: (1) total population spot map; (2) school
population spot mapj; "~ (3) police arrests spot map; (4) fire alarms
spot map; and (5) welfare cases spot map. Some of these maps may have

already been prepared in connection with either the city?s planning

.studies or the normal pperation of certain city departments. If the

maps themselves have not been prepared, the basic data needed for their
preparation may have been compiled. It is always important to determine

first if these maps or data are available and to make use of such

potentially valuable material.

The city engineer or comparable official will ordinarily have a
base map of the city showing the location and names of streets. Such
a map of proper scale wili generally be appropriate for preparing
necessary sbot maps. Suitable symbols will be used on each map to
designate each type of municipal activity. The fire department can
help in providing a map showing‘the location of each fire call, including

false alarms, for the most recent year. False alarms are included

"because of the cost of such alarms. The police department also can

develop a map to show the location of adult and juvenile arrests,
excluding traffic arrests, during the past year; Juvenile and adult
arrests may be indicated on theimap by means of different s?mbols.
Traffic arrests are generally excluded because they do not ordinarily
réQuire exhaustive investigation and because they reiate more properlyr

to a traffic study than to a land use analysis. Welfare services,
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whether provided by a divisiom of the local city government or by an
arm of a state agency, are generally administered on a local level.
The local office will have records which will form the basis for a

map show1ng the location of each welfare case in the city over a
period of time. The map symbols will designate the different types
of welfare activity such as aid to dependent children, old age
assistance, and others. In preparing maps covering data for the
latest available year, consideration should also be given to the past
records of the various departments, generally for the five prev1ous
'years. The exact number of prior years?! records investigated will
depend on local condifions; This examination will determine if the
1nformat10n shown on the map represents a static or a changing picture,
and whether it is representative of recent conditions. It should
reveal those parts of the city in which cerfain municipal services are
.érowing or diminishing. Consultation with department heads and other
employees is invaluable in determining‘these trends;

In addition to the maps showing where the various services were
performed, itis necessary to have a map of the city showing the
distribution of the total popﬁlation and a map also of children
enrolled in public schools. The total population map can be prepared
most easily in one of two ways: (1) If a city has a population over
50,000 or has requested the U. S. Bureau of the Census to 1nclude 1t
in the 1960 Characteristics of Housing Survey, the map may be drawn
on the basis of total population for each block given in the.Census
report, with block figures added to make a section total; (2) The
other method is to go through.the local city directory, street by
street, and place the information on a map., In the population maps

it is necessary to have each symbol denote a number of people. This
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is in contrast to most of the other maps where each symbol denotes a
singie case or action. There are other methods of preparing a total i
population spot map but they are expensive and time consuming because |
they require a survey of each individual household. These methods do
not provide a g:eater degree of accuracy commensurate with the effort

involved.

The spot map showing where the public school children live ié
ordinarily prepared in cooperation with a central office where records
of the school system are kept. The list of school children and their

- addresses is used in cqnjunction with the city directory in order to
pinpoint,the home of each pupil. If the difference in the cosf of
educa{ing kindergarten, elementary, and high school students can be
established, or if state aid to the school system varieS‘depending on
Ehe number of studenfs iniéach category, it is essential to show the

difference between kindergarten, elementary, and high school students

by use of different symbols on the map.
It should be possible to prepare all of the maps outlined above
for almost any city.  In fact, certain cities may provide other municipal
services for whiéh maps can be prepared in addition'to‘the ones discussed
here,
Throughout this study, tﬁe important point to consider always is
_that no two cities are exactly alike and that modifications of the cost
and income  analysis mustcbe made ‘to meet unusual or different conditions
in different communities.
It should.be noted also tha% the distribution maps can be of use to
a city in other ways. In planning new school construction, it is
extremely helpful to know where the school children currently live and

to have also some idea of possible future shifts or changes in such
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school children population patterns. In considering possible locations
for a new fire station the distribution maps showing the location of
fire calls and of total population can be an important aid. The other
bmaps may be used in other ways. Their usefulness does not end with

the cost and income study.

D. Calculation of Cost and Income

‘The next step after the outlining of land use sections is the
calculation of the ne%‘area‘and the net assessed valuation of each
secfion. By net area'is meant the taxable land, expressed in acres,
in each section. This excludes all publicly owned land such as parks,

or school property, property owned by churches or colléges,'and all

streets and‘roads; leaving only that property which is subject to real

estate taxation. The net area of any section will ordinarily be less
than the fotal érea, but this latter figure is neither computed nor used
in. the cost and income study. The assessed.vaiuation of each section

is cgmputed in the same manner so that the figure arrived at is one
which includes the value of only such land, buildings, and other
improvements as are subject to real estate taxation.

The methods by which theée figures are determined will vary from
city to city, depending upon the manner in which assessment and area
figures are kept. In some cities, assessment and area figures are
available by city blocks. In‘these cases it is ielatively simple
matter to identify the blocks within any given section and to arrive
at area and value totals. Where a section line cuts across a block,
assessments and areas will normally be computed on property or lot

basis.
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In many cities, however, assessment and area totals are not
available by blocks. In these cases,ylt is necessary to 1dent1fy
eaoh individual-property within a section and to add the individual
area and valuation figures inorder to get section totals. In many
1nstances, the area flgure is expressed in the assessment records
as the dlmen51ons of a lot. The area in square feet may then be com-
puted, the lot areas.added; and the total converted to acres. |

Close cooperation and coordination with the city's assessors is
very important in thisfstep because the assessors, naturally, have

a close knowledgemxn only of their own records but also of all the

With net area and net assessed valuation computed, the.task of
assembling the_basiclworking data for the land use cost and lncome
study is complete, and‘the;job of calculating the incomes and
expenditures attributable to each section may begin., There are two
underlying prlnciples in this process. First, all expenditures of
publlcxnoney w1th1n the c1ty (cost) and all revenue from the people,
bu51ness, or property1n the c1ty to publlc treasur1es (1ncome) must
be con81dered Some c1ty governments control or prov1de all the
mun1c1pa1 serv1ces themselves. In other communities there may be
a separate school dlstrlct and separate water or other authorities.
None the less, all mun101pal serv1ces must be accounted for in this
study. Second, all incomes and-expenditures are'allocated to the
particular sections where the money was spent or earned in“proportion
to the assessed value of each sectlon, in proportlon to the total
populatlon of each section, by the spec1a1 formula set up by the

governlng authority for the collection or dlstr1but10n of funds, or
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income or expenditure account under consideration.

Some specifié examples may help to make this more clear. Alcity’s
income can usually be allocated to the sections without too much
trouble. Much of a éity's income comes fromthe real estate tax. It
- is possible to determine, from the city?s annual financial report and
from the reports of overlapping jurisdictions or arthorities, the total
amount collected in real estate taxes during the last fiscal year.
This total dollar amount depends on the net assessed value of the
sections that make up the city. Acéordingly, this income figure is
divided among all the sections in proportion to the net assessed
values of the sections. Other city taxes are allocated to the parti-
cular sections in which they are odlected. In some cases it.is
impractical to trace each tax or revenue item to the §ection of
origin. . Fees for licenses‘dnd permits are an example. Although
licenses and permits may cost little individually, so many may be
issued that collectively they amount for a substantial portion of a
city's income. It is obviously impractical‘to‘determine the section
for which each dog license was issued. For other such taxes or fees
where it is not possible to locate their incidence by section, a
decision mustvbe made as to the primary factoi responsible for a
greater or lesser number of such fees. In the example of dog licenses
and certain other permits it will be found that as a'city’s total
population increases or decreases so, too, will the number of licenses
issued vary and the total revenue from this source will consequently
increése or decrease. For this reason, the income received from
licenses and permits is often allocated to particular sections in

accordance with the proportion of the total populations of the‘seqtiOHS'
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Once the manner in which the various incomes are collected ‘is
known, the manner in which they are to be allocated back to the
particular sections in which they originate becomes apparent. The
total dollar income derived from each section is the sum of the
amounts allocated from each income account appearing in the financial
reports of the local public bodies together with those of the state
and federal agendes that are providing municipal servi;es to the
city; All municipal incomes are allocated to the section from which
they were derived if this is possible and practical. Where it is not,

the distribution will be on a proportional basis regulated by the

‘manner in which the key factor responsible for an income varies

from section to section, or in accordance with accepted formulas
set up by local, state, or federal authority for the collection or

allocation of income’,

- Expenditures are handled in a similar manner. The cost of providing

municipaI.Services‘can either berallocated directly, according to
where certain services are performed, or it may be allocated according
to a logical proportional arrangement. Actually, expenditures will
aimost always be charged to specific sections on a~combinatidh of
both incidence and préporfionallmethods.

The expehditures incurred in operating a city?s fire department
provide a good example of this. The city?s financial report gives
the total’amount spent for fire protection and the fire call
distributioﬁ map gives the locétion of each fire call for the latest
complete year as well as the total number of fire calls in each

section. “An examination of the fire department records will show

the percentage of man-hours spent in responding to fire calls and

in preparing the fire apparatus for the next call, the percentage

spent in public safety programs and rescue service operations, and
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the percentage spent in fire protection patrols and property inspections,

If it is not possible to obtain exact percentages for each of these
‘items, consultation with the fire chief will usually produce a figure
'which is acburate enough to use for the purposes of "this study.

When the percentages have been established either through per-
sonal consultation or from the department?s records, it is possible
to allocate the department’s expenditures. It will often be found
that about half the departmentt?s time is spent in answering calls,
fighting fires,or getting<equipment and personnel in readiness for
the néxt call. If this be so, half of the department's expenditure
may be charged agaiﬁst %heAindividualvsections in proportion to the
number of.firé calls in each. The remaining half of the firg depart-
ment?s time may be equally divided between public safety or rescue
services and fire prevéntiqn‘patr015‘or inspections. ‘These functions
have to do:with protecfion of people and property. Therefore, 25%
of the total expenditures will be distributed to the sections in
direct proportion to their total population ahd‘25% in proportion to
their assessed values. Public safety and rescue services vary
according to the number of people in a city, and fire prevention
and inspection activity will vary. in direct propartion to the number
and value of buildings in a city. These percentages will therefore
also vary.

All the expenditures for-providing muniéipallservices are allo-
cated in like)fashion, with a thorough analysis necessary to find
out what factors determine'the spending of specific sums of money.
The basic principles‘for the allocation of both expenditures and
income are the same. Whenever possible,they are carried back to
specific cases in particular sections or distributed in proporfion to

the total population or total net assessed value in the sections.
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The more detailed discussion to follow of the manner in which Bruce

Campbell & Associates carried out a land use cost and income study
in Southbridge, Massachusetts, will give additional examples of the

way incomes and expenditures are allocated and will show how local

~conditions govern the actual distribution percentages.

Thé a110¢ations as outlined above, when completed, show a dollar
amount expended in each section for police, fire, welfare, schools,
and éll other services a city may provide. Similarly, a dollar amount
is shown for each type of revenue or income derived from each section

by the public bodies providing munidpal services. Because the sections

will be found to differ greatly in size, simple dollar amounts for

incomes and expenditures do not provide a basis for comparison between
the sections. 1In order that these figures may be placed in a meaningful
relationship to‘eachiother,lthe dollar amount for each income or

expenditure in a section is divided by the number of net acres in

the section, thus giving a cost or income figure per net acre. This
may then be compared with net acre costs or incomes in other sections.
The differences then have important significance.

The section totals of all incomes and all experditures are expressed

as totals per net acre, Although it would be possible to add all the

~expenditure or income dollar figures before dividing by the number

of acres, it is more useful if each item in the expenditure or income
analysis is expressed in total amount as well as in net acre terms.
The total amount of income or eipense of each item for each secton
indicates the effect that these items have on the overall de?elopment
of thé communit?. This also helps during the final analysis when it

it important to know the comparative relationship between the welfare,

fire, police, or other expenditures of each section.
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When the total incomes and expenditures have been calculated for
all sections, then the degree to which each section is def1c1t or
surplus 'may be established. The amount by which expendltures in
dollars‘exceed income'in dollars per net acre is the measurement of
the degree to which a section’is deficit. If income in dollars exceeds
expenditures in dollars then a section is surplus to the extent of the
net acre dlfference.

The results of.the computations may be portrayed graphically or

on a map of the city with the sectionsccolored different shades of

‘red br black to denOtetthe'varying grades in which the sections are

found to be deficit or surplus.

E. Formulation of Conclusions and Recommendations

" With the compietion of .the four steps described,’ an analySis of
the compufations and a fiﬁei field survey are necessary before the
study is‘completed. The individual items comprising the totals per
net acre of the deficit sections are carefully scrutinized in order
that the significant factors causing those sections to be deficit may
be made clear and in order that fecommendations aimed at causing the
sections to be leés deficit may be made. Those sections which are
only slightly deficit or surplus may be showing warning signs of
incipient blight‘such as a high proportion of police, fire, or welfare
activity. Recommendations may‘be*made to arrestrany further decline.
Sections which are surplﬁs must elso be examined in order that the
factops causing them to be surpius may‘be strenghened.

A final fieid survey is necessary to properly evaluate the physical,

economic, and social charactéristics of each section. These charac-

- teristics may be of such nature that a section which is deficit in

dollars and cents must actually be considered desirable from a broader
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point of view. Only a combination of physical survey and factual
analysis can providé an effective base for recommendations concerning
programs designed to eliminate déficit conditions, half incipient

blight, or stabilize the positive qualities of surplus sections.
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INDUSTRIAL DISTRICT

Industrial land use consists of four separate non-contiguous sections
in the Land Use Cost and Income Analysis: KK, -B]j and W.

Section KK

This section is wholly occupied by the American Optical Company

which employs approximately 60 per cent of the Town's labor force. Hence,

there are no dwelling units nor residential population.

The predominantly éeveloped area is approximately 56 acres, con-
tafning industrial strucfﬁres in good condition reflecting regular maintenance
practices.

The La:nd Use Cost and Income Analysis shows the section to }‘?e‘ |

Séuthbridge's highest surplus area, +$2, 442 per net acre annually. The

'principal reasons for this are: high assessment per net acre ($20, 391,

" ranking seventh); an accumulation of only minor operating costs for major

serk}ices, and the absence of school and welfare costs. Since there is no
residential population, a socio-economic analysis fof this section ivsbo‘f‘
no conséqueﬁ;e.

Conclusion

The importance of this area to the economic development of Sduthbridge
cannot be overemphasized.' Immediately surrounding it are vast areas of
open undeveloped land owned by American Optical. Evéry effort shOgld
be rhade to protect and preserve tﬁis land so that American Optical may
continue to operate and expand freely.> Specifically, this will involve zoning

enforcement to prohibit residential development from infringing upon
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American Optical's properties.

‘Section BB

This section is located in the west central part of the Town and is
bounded by Hamilton Street, the Quinebaug River Bridge Road and
Main Stréei;, gnd River and Cliff Streets. |

It is é. multiple use area with industrial use cqverning approximately
33 per cent .of the land followed by residential (25%), open land (22%),
public land (11%), and Commonwealth of Massachusetts land (9%).

Dwelling uﬁthS are more than 40 years old and in generally poor
condition. Sixty per cent of all units are in multi-family structures, the
rest in two-family structures.

The Land Use Cost and Income Analysis indicates that the section

is severelydeficitat -$1,357per netacre, ranking fourthamong alldeficit

‘sections. An unfavorable combination of low assessed valuation and high

service costs are important reasons for this condition.

Socio-economic data shows high population density due to intensity
of mult‘iv—'family dwellings on small lots. The second ﬁighest section
incurring General Assistance welfare costs ($328 per net acre), ADC
(Aid to Dependent Children) ranks third ($320) and Old Age Assistance,
seventh. Adult and juvenile arrests both rank third ($-248 and $13 per net
acre respectively). School co‘sts, on the other har'}d, are about average

($507 per net acre, ranking fourteenth).

Conclusions

The existing land use pattern here is considered undesirable under
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all circumstances. Absence of adequate '"buffer zoning' to separate
incompatible uses (i. e., multi-family residential with industrial properties)

has contributed to the area's low property assessment as well as adverse

' environmehtal conditions. These facts coupled with the structural blight
found in residential and industrial properties point to corrective action
through renewal activities, particularly specifying the elimination of
dwélling units from the section. This would effectively make way for
industriél redevelopment on cleared land.,

Section W.

This section is located in the east central portion of Southbridge and

includes ltha.t érea bounded by the New York, New Haven and Hartford’ Rail-
road, the Quinebaug River and the limits of industrial development,

The.predominantvl;._se .is“;iﬁaustrial with 31 ‘dw‘elling unitls consisting
of two-family and single-family homes most of which are over 40 years old.
Residential structures are in sound condition,

Service costs and assessments per net acre are comparatively low ‘
due, in part, 'to a sizable portion of the land which is vacant'and undeveloped.
As a result, the section, | shows a mildly surplus nature (+ $9).

S.ocio-economic criteria indicate no welfare costs, no juvenile a,r.rests

and only minimal fire, police and school costs.

Conclusions

Normally, adverse environmental effects occur when industrial use

is allowed to exist so close to residential areas., In this case, however,

proper buffer-zoning separating the two is provided by Main Street, The
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residential area is somewhat elevated as well. While this situation appears
satisfaqtory for the pre_sept, caution inust be exercised in the future to
insure that residential/population growth is controlled. It is strongly felt
that any encouragement of growth in this section should be directed towards
indﬁstrial_expansion utilizing available undeveloped land adjacent to existing
industry.

COMMERCIAL DISTRICT

Sections developed for commercial use A and II. Like those developed
predominantly for i‘ndustrial use, commercial sections are not contiguous.
They ‘both, however, réflect the historical influence of the Quinebaug River
a.:nd the railroad, typical of many such developments in older Ne;w Englapd
communities,

Section A

This is the Central Business District comprised of a complex of
commercial properties which form a semi-regional trading center for
surrounding communities. Intermixed throughout, there.are 66 dv#relling
units of varying condition and size. Those closest to the commercial area
show definite signs of structural blight, crowded conditions and declining
value. Lying exposed and without adequate protection from commercial
activity, it would appear that most of these residential structures will
continué to deteriorate unless they are eliminated altogether,

Commercial buildings, on the whole, are poorly maintained. creating
an overall picture of '"drabness'' in the downtown shopping area.

Certainly, the predominance of old, multi-story structures give an




T

appearance of obsolescence, but an equally important factor contributing
to the demise of commercial activity in thié area has been a generé.l apathy
on the part of individual shop owners, .Their lack of effért in irﬁprovihg
the structural and environmental attractiveness of the downtown area is
one good proof of this; failuré to édopt rnoderli merchandising pr:.‘-.xcticeks,
another.

Like most Central Business Districts, this section is highly surplus

at $1,125 per net acre yearly and ranks behind that area occupied by

American Optical amoné the surplus sections. Despite its unfavorable

strl;ctﬁral and evnviroﬁment’al.conditions, it is not surprising that this

section pavys rpofe in local taxes than it consumes in service costs for the

following reasons:

|| 1. The corhrnerci-al development is intense in the CBD-and
properties are asseséed very highly ($42,51 6 per net acre,
ranking first).

2. Even though most service costs are extrefnély high, few

| school children residing in the section have kept school

| . . » .

H costs moderately low.

i
%
“ii Socic-economic criteria indicate that police costs, adult and
t
1

juvenile arrests were highest of all sections. This was also true of fire

i alarms. While it has been discovered that downtown areas normally

| show unusually high costs in these categories due to their function.

as' entertainment centers, intensity of development, etc., we consider

that costs in this case are abnormally high,
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Welfare costs similarly are high particularly for a section with

‘medium density. ADC ($193) and Old Age Assistance ($735) rank sixth

and fifth respectively.

Conclusion

An intense mixture of old residential and commercial structures
with no protective barrier separating the uses can only stimulate
degradation of the entire section. Other factors contaminating the down-

town area as a shopping center include inefficient street pattern and lack

of off-street parking. It is of immediate importance that corrective

!
measures be established for the revita.lization of the Central Business

District. The following recommendations are deemed necessary toward
this end:

1. The entife section be included for study of physical and
environmental blight factors in determining specific renewal
action needed for their elimination. It is recommended that
the ’I"ovvn undertake a Community Renewal Program for this

" purpose as described in greater detail in the section follc;wing
-this report.
2. That Fire Prevention Inspections be made periodically to
help reduce fire costs.

3. . That a police study of liquor establishments be made and

security measures taken by individual retail establishments

would help to decrease the adult and juvenile arrests.

4. That a compaign be conducted to enforce housing, building

and health codes. ‘ ,i




5. Tilat a committee be formed with representation of ail shop-
owners and dedicated to the unified cause of providing better
downtown shopping facilities capable of competing with other
shopping centers in the immediate vicinity.

Section II

This section lies along East Main Street and has developed

predominantly for "strip'' commercial use. Smaller areas of undeveloped

land and residential use interrupt the commercial development intermittedly.

!
As in the CBD, residential structures (there are 25 dwelling units) are

close to commercial properties. Most are multi-family, over 40 years
old and in sub;marginal condition. From a marketing standpoint, the,sé
factors seem to indicate rapidly declining values fqr such honges.

Cost ahd Income Analysis ranked the section eighth highest of Zé
_deficit sections with -$112 per net acre. Principal causes appear to be
low assessed Vé,luation ($3, 310) and an accumulation of moderate costs
for rnajor services since there are large undeveloped areas within the
section,

The socio-economic data did not show any costs for General
‘Welfare Assistance, Aid-to-Dependent Children or Juvenile arrests, On
the other hand, Old Age Assistance costs are relatively high ($263) revealing
a heavy proportion of elderly residents represented in thie section's
popula{tion age cha'racteristics. Adult arrests are moderate for a
commercial section at $63 per net acre, School costs rank a low twenty-

third at $89,
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Conclusion

Residential development should be discouraged from this section for
a number of reasons. Ité existence between two commercial and industrial
corridors (Sections A and KK) and lying along a major thoroughfare make
thié section impractical for residential development. This has been borne
out by the declining values of residential structures now situated there.
It is recommended that this section be included in the scope covered by

a Community Renewal Program in Southbridge.

RESIDENTIAL AREAS: HIGH DENSITY

There are two general ax;eas falling into a '"High Density'' category:
one located in the southwest central part of Town comprising of Sections DD,
C and B; the other, northeast central part comprising Sections ﬁ, J, K and
EE.’ These sections ’a.r‘e‘ characterized by intensity of physical development
as well as density‘ of population, per net acre.

Section DD

Residential use predominates with multi-family structures covering ‘
approximately 11 net acres, Per net acre, there are almost 10 dwelling
units, 52 people or 14 families -- significant proof of high density in any
town. The majority of these structures, while of older and somewhat
unappealing design, are sound structurally,

At -$1,917 per net acre, it ranks as the third highest deficit area.
Old Age Assistance costs are twice as high as the section ranking second
in this category (Section J) at $2, 265 per net acre. School costs rank

third ($1,417). Due to the intensity of land use, gsessed valuations also rank

third,
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Socio-economic blight criteria indicate that Fire, Police, Arrest

and Welfare Costs are low -- an indication that environmental conditions
are healthy enough.

Conclusions

What physical blight exists in this section appears to be due to
~crowding and age of buildings, the lack of open spaces for recreational
purpoSes, etc., and the quality of surrounding areas. We recommend that
this section be included in-the Community Renewal Program. In adaition,
con{rol measures through code and regulations enforcement must be
.strictly practiced,

The dev;alopment of '"tot-lots'" to serve this and surrounding arqaé
with a high concentration of children would enhance the community facilities,

Section C o |

Land here is zoned exclusively for two-family residential use.
Existing use, however, showg a scattering of single family homes in
addition to two family residences comprising approximately 80% of the land
area, followed‘by industrial (15%) and commercial (5%). Of'the 724 persons
living in the section, only 27 are school children indicating higher concentra-
tion of people in older age groups.

The structural condition of buildings is fair and, like similar
residential development surrounding the Central Business District, houses
are over 40 years old,

The Land Uée Cost and Income Analysis indicates a deficit condition
of $270 per net acre or the eleventh highest of 22 deficit sections., A

combination of very high costs for Old Age Assistance and Fire Alarm
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offset-comparatively high assessed value per net acre rendering the deficit

. condition,

On the other hand, the socio-economic blight criteria show that there
is no incipieht‘blight in the section. Specifically, there are no ADC costs,
j‘uvenile arrests or adult arrests and General Welfare:Assistance is
minimal,

Conclusions

The major problem appears to be a large number of elderly pedple '
1ivin~g in this area. Proportionately, on the other hand, thgre are few
younger familieé as evidenced by the small number of school children.
Although homes are in seemingly sound condition, density created by the
elderly in this section coupled with overall density in surrounding areas
have piaced a burc'ien on community facilities, There are clearly inadequate
recreational park and playground space to serve the population. Improve-
ments to this situation would most probably call for relieving some population
density with Federally financed housing for the elderly (see Section '""Housing
for the Elderly'). Environmental conditions would benefit from additional
recreational space to serve all ages.

Section B

This section lies below the Central Business District and is

predominantly developed for multi-family housing. Small areas have been

developed for commercial (local shopping center), industrial and public

use. The general structural condition of structures is good yet the high

intensity of development has caused notable crowding.




It is the fifth highest deficit section (-$499) due to moderate assessed
valuations per net acre compared with higher costs for municipal services

consumed here. Welfare costs rank very high, particularly Old Age

Assistanée ($754 per net acre, ranking fourth). Other costs are moderate
to high with school costs showing very high costs.

Socio-economic study indicates that this section is showing signs
of incipient blight. Welfare costs, adult arrests and fire activity are
abnomcany’ high,

Conclusions

1

Successful 'regenerati.on of this section appears to depend somewhat
upon renewél study to determine whether it contains sufficient sign; of
deterioration (environmental) to warrant renewal action. In this. light,'
we recommend that this seétion be initially inclu&ed in the onerall' area
to be covered in a Community Renewal Program for Southbridge.

Section H

In the northeast central part of Southbridge, this section lies
between the Central Business District (Section A) and Ameérican Optical
Company (Section KK). It is composed of mixed uses with a predominance
of multi-family housing,

Residential develoﬁment is highly intense in the Dean-Crystal Street
area where the structures are in poor condition, crowded and in close
proximity to adverse effects of the railroad and commercial uses., Such
factor4s contribute to an overall poor living environment,

Land use along Main Street is zoned and developed predominantly
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for General Business utilizing large single family residential structures

*which formerly were the homes of several of Southbridge's wealthier

residents.

The northern portion of this section consists of industrial use with
no effective physical bqrrier separating it from the residential area.

For a section which has considerable industrial and commercial
valuation, it is alarmingly deficit, financially, at -$724 (ranking sixth
of 22 deficit sections). Welfare costs afe all high as are arrest costs, :
fire activity and pol;i‘ce costs. It shows extremely high school costs, $1.,093
per net acre, ranking third in this category.

Signs of incipient blight were clearly evident in the socio-economic
analysis but this may only be applied to residential areas.

- Conclusions

There are serious problems of incompatible mixed uses in the
section. Residential properties lare badly affected and poorly planned.
In addition to environmental deficiencies, residential structures are in
serious Aneed of majbr repairs. It is highly recommended that this section
re-zone exclusively for General Business and light industry after eliminating
residential properties entirely. Specific action toward this goal would be
determined in a Community Renewal Program.

Section J

Predominantly dev'eloped for multi-family residential use, this area
consists of 26 net acres and houses 690 people. Like similar residential

sections surrounding the commercial and industrial areas, its pattern
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reflects 19th century development with a clustering of row-type housing on
small lots, unplanned street patterns and incompatibility of mixed uses.
Housing by-and-large is in adequate condition from a structural
standpoint. On the other hand, unhealthy environment and crowded con-
ditions seriously affect housing values.
This is dramatically evident in the Land Use Cost and Income Analysis
- of the section which indicates a badly deficit nature of -$1, 953 per net acre,
the second highest deficit section in Southbridge. Accumulatively and
ind".ividuall.y, this section consumes extremely high municipal costs
especially general welfare, bld age assistance and aid to dependent children,
ranking first; second and first, respectively. This situation has deyéloped
from the dangerously high intensity of residential development and population
density level. | | |

Conclusion

This section has serious problems which appear to indicate that
regeneration can only be achieved through renewal. It is, therefore,
recomrr;endéd that it be studied further in a Community Renewal Program.
Specifically, it is important that population density be relieved to some
degree if present community facilities serving the area are expected to
suffice.

Section K

’I‘his area contains 13 net acres and lies above Section J. It is
the second highest density secti%)n with 41 people per net acre. Predominant

land use is multi-family and two-family residential.
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Crowding of buildings creates definite problems. Building condition

is considered fair although the type and age of structures has caused

stabilization or decline in property values which is somewhat reflected in

moderate assessments.

The section ranks as the fifth deficit area; princii)al factors béing
very high school costs (highest in this category), welfare, adult arresfs
aﬁd fire alarm activity. Accumulatively, these costs offsét per bknet acre
assessed valﬁations which rank second of all sections.

Conclusions

This section would benefit if population density were reduced and
open space were provided. These can best be attained through the elimina-

tion of several of the older, more sub-standard residential structures.

‘Therefore, this section should be studied in connection with a Community

Renewal Program. It is felt that existing properties deemed in good
condition wéuld increase in valﬁe if crowded conditions and undesirable
environmental factor s were reduced in the section,

Section EE

This consists ;>f six taxable or net acres developed for multi-famiiyw
r-esidenceé. It is an extremely dense area containing 33 persons and 15
housing units per net acre. The housing stock is over 50 years old but
by and large conditionally‘sour}d.

-Et,::onomically, Section EE is the worst deficit area with a per net
acre liability of $2, 623 a.nnuall;r. This strongly reflects extremelf low
assessment;s; highr density and high service costs, School costs rahk

second highest in the town while Aid to Dependent Children and Fire activity
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are similarly excessive.

Conclusions

The highly deficit nature of this section is somewhat misleading since

the overall physical condition of residential structures is satisfactory.
Excessive school costs and loew aséessed values per net acre have been
largely responsible for this situation. Because fhere are prevalent adverée
environmental conditions such as overcrowding of buildings, pocﬁ‘ street
pattern and a lack of adequgte open space, this section has been récommended
' for.further study in the proposed Community Renewal Fregram.,

1

MEDIUM DENSITY RESIDENTIAL AREAS

There are four medium density residential areas in Southbridge.
The area generally northeast central is made up of Sections* O and P;
south central area is composed of Sectio.ns F, G,M and JJ; the west central
area comi:»osed of Sections D énd E; and the northwest area consisting of

Sections AB and CC. These areas are all predominantly residential in

character and of moderate density ranging from 5 fo 19 persons per net
acre. Ina very broad sense, they encircle the high density residential
sections which in turn surround the Central Business Distriet #t the core
of developed Seuthbridge.

Section O

This section lies just east of Charlton Street and north of high
density reside‘ntial de\;elmpment. It is approximately 59nef acres of
whic}; 94% is residential, 1% commercial and 5% public or semi-publie
use.

Residential struetures are two family er multi-family, old but in
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good condition. Community facilities are seen to be available at safe and
convenient distances from all homes. Environmentally, this section suffers
in appearance and safety from a large number of dead-end streets without
adequate turn-around provisions. It is felt that this creates serious hazands
to safety in emergency situations in addition to normal inconyenience to
deiivery vehicles and automobiles.

Economic analysis of the section's assets and liabilities shows a

~moderately deficit nature of $286 per net acre. The significant cause

appears to be low as-sressed value on a net acre basis since major service
costs are not exorb}itant.

Socio-economic blight criteria show no significant signs of incipient
blight although costs for General Assistance and Old Age Assistance are
higher than ‘might be expected.

Conclusions

An effort on the part of the town to improve street conditions and
provide turn-arounds for dead-ends would enhance the environmental
conditiqn of this section. As for housing, it is éxpected that strict‘
enforcement of local codes and ordinances would effectively aid in its
regeneration. These measures must be exercised in any residential
area where there is a'predominance of older type houses not only to insure
safe and adequate housing but also to protect property values.

Section P

Predominant land use here is residential although a substantial

portion contains industrial and commercial properties. The section is

‘characterized by some undesirable '"overlapping'' of these three uses
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without proper protective barriers separating them. To a large extent

this reflects the uncontrolled development of land evident in other older
areas in Southbridge.

The majority of residential structures, interspersed among
commercial and industrial properties, are multi-family. Those closest
to industrial and commercial uses are considered in poor condition both
structurally and environmentally; very densely populated with unsafe play
areas for children. In outlying areas where residences are separated
frpm commercial uses, homes are in good .condition.

1

Land Use Cost and Income Analysis indicates a mildly deficit

coﬁdition of $104. Considering the number of commercial and industrial
properties in this section (which are known to pay in local taxes far more
| than they consume in municipal service costs), this condition is more
ser_iox;.s than if the section were devoted almost exclusively to residential
use. For its populatien density, the major service costs are high,
assessed valuations fairly low.

- Blight criteria represented include very high Fire A%arm Costs and
Adult Arrests. It is felt that both have been affected by the existence of

sub-standard housing located along side of commercial and industrial

properties,

Conclusions

Incompatible residential use with commercial and industrial activity
must be rectified if there is any hope of providing safe and sanitary housing
for the inhabitants of this section. It is recommended, therefore, that

this section be considered along with neighboring sections of higher population
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density for renewal (specifically elimination of residential structures where
exposed to commercial and industrial use along Charlton Street). Toward.
this end, we include‘ this section in. the general area we propose for study
in a Community Renewal Program.

Section F

Section F is in the south central portion of "built-up' Southbridge
and is delineated roughly by Oak Ridge Cemetery, Everett and Main Streets.
. Land area/is almost solely devoted to residential use. "

Residential structures, a mixture of two family and single-family
types, are in good condition.

Financially, the section is moderately surplus at $428 per net acre
and r}ar;.ks‘; in this respect, as the fifth highest surplus area in the town.
Re_latively low service costs, well maintained and well assessed prope'rties
. a;rev_the predominant reason for this. Property values have increased out
of proﬁortion with other residential sections of comparable density and
development,

Socio-economic analysis indicate no elément of incipient blight.

Conclusions

It is important that this section be zoned properly for two family
and single-family residences in order to check any future possibility of
und.esirable poepulation density or ovérdeveloPment while at the same time,
through proper subdivision and zoning enforcement, incompatible uses
: such as commercial deveioprr;ent (possible in a section so close to‘the

Central Business District), will be prevented.

|
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Section G

On the eastern side of Oak Ridge Cemetery and bounded by Main Street
and the railroad is Section G, developed for multi-family and two—fé.mily
residences. The topography of this section is hilly and ﬁneven yet this
has not inhibited residential development.

, Resideﬁtial structures, while old, are sturdy and well maintained.
Buildings are not dangerously crowded together and there appears to be
adeéuate open space‘ required of healthy living environment,

! The section was fou;ld to be slightly deficit ($188 per net acre)
as a result of moderateiy low assessed valuations per net acre. Service
costs incurred are moderate across the board.

Socio-economic analysis indicates that the section shows no signs
of incipient blight. Aid to Dependent Children, Old Age Assistance, Fire
Alarms and Adult Arrests were moderate costs and may be considered
normal for a residential section of similar character.

Conclusions

Future development plans for this section should seriously consider
playground space to serve the area. Ample open space makes this feasible
particularly in the vacant land contained in Cole Forest, It is recommended
that the town allocate 5 to 10 acres of Cole Forest for this purpose, For
better finanqial balance, it is recommended that the section be reviewed by
assessors,

‘Section M
This area is one of Southbridge's more recent residential sub-

divisions and is distinct in its character from the highly intense developments
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found in elder sections nearer the center of town. It has been planned to
include ample lot sizes and contains ]‘.ogikca‘l street pattern. Open space
is preserved and controlled,

Housing struectures and énviionmental conditions are considered
'sound and healthy.

Characteristically, the residences are almost all single family,
most of which are of modest value. There is a majority of young families
living in them.

Section JJ

Section JJ is developed along Morris Street north to the railroad.
Its 32 net acres are almost exclusively devoted to residential use including
single family, two family and multi-family homes. Housing stfuctures.'
though old, are in:good. sound céndition throughout e;ccept at the bottom of
Mofris Street where several homes were found to be in poer condition.

The section shows a modest deficit condition in the Land Use Cost
and Income Analysis of $82 per net acre. Due to the age of the housing
stock here (as in other sections close to the dowﬁtown area) and tﬂé length
of owner svhip tenure, assessments have not changed measurably over the
years to support increasing service costs,

Socio-economic blight criteria indicate very moderate to no costs
for .fire alarms, welfére, arrests, etc.

Conclusions

There are no indications of existing or incipient blight in this section.
Financially, the section should realize absurplus condition when assessed

valuations are reviewed.
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Section D

This area is located in the west cgntral alrea part of town. Itis a very
large secti@ﬁ both in terms of taxable land area and population (85 net acres
and 19 persons per net acre). Res‘idential structures are old, mglti-family
types in varying degrees of condition. Roughly, one-third are in need of
extensive repairs requiring rehabilitation. A small number of these appear
to be dilapidated beyond repair and should be razed.

The Land Use Cost and Income Study indicates a moderate deficit

position of $467 per net acre. Relatively high school costs are a major

contributing factor.

In the socio-economic énalysis, every major cost item was
represented aithough costs per net acre in every case were rather low.
This can be interpreted as indicative of some incipient blight princigally
caused by thé density of“population in‘the section’s. built up portion and the
crowded Péttern of residential development.

Conclusions

This section is bordered in the north by two sections (BB and DD)

which have been designated for further study in a Community Renewal Program.
Section D contains sufficient evidence of structural and eavironmental
deficiency to merit inclusions in the general study area tentatively proposed

in this report for such a program.

Scction E

‘This area is located near the center of Southbridge and consists of
multi-family and two-family homes. While this is one of the older built

up sections, overall condition is satisfactory. There are only two or three

- 72 -




; i 2 4 / 1 # ) | y 2 4 4

structures which appear to be deteriorating. Environmental factors are
good with community facilities and public utilities close by and providing
adequate service to present inhabitants.

It is only moderately deficit ($209 per net acre) ranking 12 of 22
deficit sections. Slightly higher service costs than the assessed valuations
return in taxes is responsible for this.

There are, ‘however, signs of incipient blight beginning in the section
and these are worthy of mentica. General Assistance, ADC and Old Age
Assistance are all significantly represented with higher than normal costs
per net acre. Fire Alarm costs are high, ranking 9 out of 28 sections
showing costs for this item.

Conclusions -

.Anal'ysis has shown that the structural and environmental condition
of this section as observed in the "visual survey is satisfactory. However,
from av financial point of view, it is apparent that blighting factors are just
beginning to affect the area. Perhaps one of the chief reasons for this is its
location adjacent to the Central Business District, and its lack of 'p'ropef buffer
separating residential and commercial properties. Such incompatibility of
land usés’at the fringe of these two sections demands further study (CRP)
aimed at the elimination of unhealthy factors affecting residential environment
in Section E

Section AB

This section consists of {32 net acres, of which approximately one-half
is open land, The built up portion has been developed for residential use

consisting of single, two and multi-family homes. One particular section,
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however, was found to be badly deteriorating with definite indications of
physical and environmental blight, This area is generally bounded by
Roberts, Pleasant and Walcott Streets and a part of Wall Street. Major
deficiencies pervading the buildings include crumbling foundatioen,
sagging roofs, broken windows and excessive minor defects., Enviren-
mentally, residences exist close to industrial Properties on Mill Street
with no effective barrier of éeparati@n.

Land Use Cost and Income data shows a moderately deficit ¢ondition
of $679 per net acre. Higher than average costs for General Assistance
(rapking 4 highest in ﬂ)‘le category), Aid to Dependent Children and Schools
are largely responsible for this condition. In addition, its Police Arrests
CAOStS are the 7 highest of all sections, For an area of medium density,
these costs are.consid‘ered significant indication of socio-economic biight.

The» quality of corﬁmunity facilities serving fhe area is.vbelow
average standards, further documenting the need for renewal action in this
area, Streét patterns are poor as are street condi_tiQnS which badly need
repaving. Recreational facilities are lacking in the area at the preserit‘
time giving use to dangérous and unsafe play activity in streets,

Conclusions

The portien of this section mentioned above as containing clear-cut
signs of physical and environmental blight merits further study as a
potential renewal area. In this regard, it is recommended that a
Commtmity Renewal Program include the section in the overall ""suspect
area', Of immediate imp‘ortance;, street maintenance should be initiated
as soon as possible. The provision of an improved resider‘lt‘ial playgroeund
area to serve this section is covered in the Community Facilities section

entitled "Recreation" following this report,
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Section CC

This area is located in the west central portion of the town, and
consists of approximately 32 net acres. Hilly topography has prevented
much of the land from development, consequently street pattern is irregular;
dead-ends without adequate turn-around faéilities are evident throughout
the built-up portion. Residential structures are mixed in type and
condition. Older twp-famiiy homes are situated nearer River Street with
more recent sub-divisions of single family homes in good condition have
occurred in the northern sections. Of the older type, there are isolateld
instances of physical deterioration, characterized by extensive minor
defects. Overall, however, the section contains adequate housing and
environmental conditions,

Land Use Cost and Income Analysis shows a deficit nature of
$67é. Relatively low assessed valuations compared with a generally
high level of major service costs, particularly school costs, contribute
largely to this conditien. There appears to be very slight evidence of
environmental blight in the area.

Socio—econom{c blight criteria represented in the expenditure
breakdowﬁ show moderate costs for O, A, A, and A,D,C., as well as
Police and Fire Alarms. A high number of pﬁblic school children in
the section reflects the excessive school costs foupd.

)

Conclusions:

The older portion of residential land use (area near River Street)
lies unexposed and adjacent to'run-down Section BB, Consistent with

our recommendations for further study of Section BB, we have included
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the residential portion along River Stfeet in the proposed Community
Renewal Program Study Area. In the northern part of the section, it
is highly recommended that dead-end streets be either connected with
through streets or provided with satisfactory turn-arounds,

LOW DENSITY RESIDENTIAL SECTIONS

Low density sections surround the central built-up area of the
town. Street pafterns are irregular and generally poorly pletted with
an abnormally large number of dead-end streets., In mo;t cases,
development in these outlying areas has been limited due to the topographical
irﬁegularities of the terrain,

The sections delineated for this category include L, N, Q, R, T,
U, V, AA, and GG.

Section L

The general locat"ion of ‘L'is in the southwes;cern part of the eommunity,
Containing approximately I, 870 net acres, existing land use apportienment
is as follows: 45% residential.(two family, single family), 45% open,
undeveloped land and 10% puBlic or semi-public use.

Older and more intense use residential lies closer to the central
area of town and, in itself, is moderately dense in terms of both pepulation
and building. The structural conditien of houses is consistently satisfactory
as is enyironment. New subdivisions in the Dennison district are well
designed and seem certain to inject an attractive element to the ov§rall
liv:mg environment of the sectien as a whole.

Financially; there is a very slightly surplus condition here of $2
per net acre, Assessrﬁents of open land and built-up land appear well in

balance with the service costs consumed in the section, With the addition
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of new valuations (with up-to-date assessments) der}ived from the afore-
mentioned subdivisions, future financial balance appears to be assured.

There was no sign of incipient blight; only very slight costs for
Old Age Assistance and Fire Alarms were indicated.

Conclusiens

All indications are that Section L will retain its attractiveness as
a residential area in the future. In the older peortion, howéver, it is
recommended that’local codes and ordinances be enforced, particularly
Subdivisien control.

‘SectioniN

This residential area extends northward on both sides of Charlton City
Road t§ within a half,mile of the Southbridge-Charlton town line: Of the
70 net gcres,. roughly 56 acres have been developéd for residential use,

the femaining 14 undevélbped, open land. Most of the residential structures

~ are single family of modest value and in good to excellent condition.

' Community facilities serving the area are sufficient in all but twe respects:

1. Towg owned recreational space and facilities are presently i.naciequaté
for the population s;rved and, 2, Streets are in bad céndition.

Lane;i Use Cost and Income data indicates a mildly surplus condition
of $34 per net acre. Properties appear to be fairly assessed while major
municipal service costs are in proper balance.

Socio-ecanomic blight itéms show only very small costs for Fire
Alarms and Old Age Assistance;. School costs are normal for a section of

comparatively lew density.
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Conclusions

The sole physical problems apparentin Section N are (1) lack of proper
recreational area and (2) an abundance of dead-end streets with no safe
turn around provisions. Both of these will re_quire community effort and
expense. They are considered necessary for the future regeneration of this
section, one of Southbridge's otherwise more promising residential areas,

Section Q

" Section Q is situated in the extreme south central portion of tewn and

contains few dwelling units or inhabitants. The majority of land, due to
topographical problems, is currently undeveloped, privately owned land.

Characteristic of most ‘predominant undeveloped sections, Q is only
slightly surplus at $7 per net acre. Costs for major services are extremely
small,

The_re‘ar.e no costlvs for socio~economic bligﬁt items.

Conclusions

Due to undeveloped character of this section, there are no recommendations
at the present time,

Section R

Section R is a sparsely developed area of 168 net acres located in
the south central part of town. Residential structures are almost all
single family type, many of which have been built in the past 15 years,
Subdivision and street patterns are irregular due to tepographical limitations.
Strucj:tural condition is good througﬁout.

A very slight deficit condition was found in the financial analysis of

Section R and this can be attributed to low assessed valuations placed upon
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u.ndeveloped land in the section, .

Fire Alarm costs represent the only socio-economic item of any
consequence, ‘$2,2 per net acre, S;hool costs are moderate. All other
major »service items show slight to no costs for this section,

Conclusions

Assuming that, in the future, Southbridge can attract new residents
on the basis of avgila.ble land and a strengthened economy producing new
jobs, it would appear that this section would be among the first areas for
new residential sxxbedivision. To maintain the attrattiveness of the area,
it is recommended that attention be given to enforcing local subdivision
regulations. In addition, investigation should be made to determine the
cause and effect of fire activity.

Section T |

I — \

Here is another sparsely developed area of open land and single
family residences. Physical condition of built up portion is considered
good,

Service costs are understandably low as are assessed valuations on
a net acre basis. 6vera11, there is a moderate surplus condition of $125,

Thé socio~economic element of the analysis shpwed insignificant
evidence of blighting factors. There were only very slight costs for Fire

Alarms found.

Sparse pepulation explains very low school costs incurred in this

s ection,

Conclusions

Future development growth in this area, other than along Elm Street,
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appears limited in the near future for reasons of a general lack of aeméhd
for new single family homes and major t‘opo'g'rraphiéal problems déinanding
high development expense. At the present time, the developable ‘porti‘dns'of
this section, as a residential area, is satisfactory from all points of view
and given every indication for continuing so in the future.

Section U

This section is the majér built up portion of a residential section
known to many as "Sandersdale'. It lies south of East Main Street and is
roughly divided by North Road. Residential use is properly separated
from comm‘ev‘rcial and industrial properties in close proximity by the natural
incline of North Road which rises to a maximum height of approximately
125 feet, where lresidential development begins, Residential strﬁctures
were rated as satisfactory in providing safe and sanitary housing for the
inhabitants of the area. iMost are single family units constru;:ted at least
25 years ago.

Similar to other sections there are a number of dead-end streets
whic’h should be provided with individual turn arounds.

Land Use Cost and Income analysis indicates a mildly surplus’
nature of $48 per net acre. Combination of moderate service costs and
moderate assessed valuations are major factors contributing to this con-
dition.

Adult Arrests and Fire Alarm activity are present yet insignificantly
small to warrant fqrther comment, |

Conclusions

While this section presently shows an excellent balance of income

- 80 -




g ] ) j | i { i

¥ 1

and expense per net acre in addition to favorable structural and environ-
mental conditions, it is recommended that assessments be reviewed if
residential development becomes more intense in the future.

Section V

Section V is a ''strip'" development along North Road and contains
approximately 181 net acres. Development is sparse-in the section con-
sisting of 47 dwelling units, all of which are single family structures.
Environmental i)roblerns revolve around the distance from major
community facilities sw&ch as schools, recreation, local shopping, etc.
Struetural condition is considered average and adequate.

Land Use Cost and Income analysis indicates a mildly surplus
condition of $35 per net acre. Similar to other sections of spax;se develop-
ment, assessments arepomparatively low with service costs held at a
minimum.

No signs of exisfing or incipient blight precipitated from the
socio-economic analysis for this section,

Conclusions

It is ‘conceivable that presently .vacant, but developable land along
North Road will be attractive to residential development in the near future,
If so, it will necessitate provision for additional community facilities
particp.larly recreational space.

‘Section X

This section lies just below Section V, on both'sides of North Road.

The majority of this land is undeveloped. Built-up area consists of 7
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single family units. Population per net acre naturally is low.

Predominance of undeveloped land explains the low assessed
valuations per net acre in this section. Minimal service costs are
consumed, and there are no blight factors evident,

" Conclusions

Local assessors should review this section in the event of :
residential development.

Section AA

This section \;/as almost completely vacant 15 years ago. Recently,
new residential subdivisons have capitalized on developable areas and
home construgtion is expected to increase gradually in the future. A
good portion of the natural terrain is uneven hillside and at the present
time the majority of its 75 net acres is sktill undeveloped, Horﬁes are of
modest Vaiue for tile rr'lost part, and of excellent construction., As in
other sections which are located outside the ceﬁtral core area of
Southbridge, Section AA does not enjoy proximity to éommunity facilites
(ie., schools, recvreation areas and stores within reasonable wa.l‘k‘ing
distancg of homes). ”

Financial evaluation showed the section to be slightly deficit at
$25 per net acre., The chief reason for this appears to be comparatively
high school costs due to the number of youngef families .settling in this
area.,

Socio-economic blight items represented are Old Age Assistance,

Adult Arrests, Juvenile Arrests, and Fire Alarms. While the cost per

net acre is not appreciably high on a net acre basis, it must be remembered
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that the majority of land is undeveloped. In this regard, it is apparent that

such costs considered per developed net acre would be more meaningful

and indicate definite signs of incipient blight conditions.

Conclusions

No physical blight can be seen in Section AA. As pointed out, how-
ever, there is evidence enough of environmental deficiency to warrant
corrective action as soon as possible. The first recommendation is to
enforce local cédes and ordinances for bestter control over subdivision
and zoning. In addition, it is certain that recreational facilities owned and
operated by the town me;rit immediate attention,

Section GG

This section is located in the north central portion of thé town and
contains 168 net acres. Laﬁd bhas been developed almost exclusively for

residential use with a few exceptions along Worcester Street (north), where

 there is some commercial (general business) usage. By and large, this

is one of Southbridge's newer residential sections.

Residential structures included 53 single family, 26 two family anci
the l;emlaining 8 mu‘lti—fa\mily. Structural coﬁdition, for the most part, was
found to Be satisfactoryr although several older two-family homes located
near Moon Street are in serious condition.

Land Use Cost and Income analysis indicates that GG is slightly
deficit. af $54 per net acre. A predominant reason for this seems to be
underassessment of older resi{dential properties sitﬁated in the southern
part of Worcester Stfeet.

Socio-economic blight criteria indicated moderate costs for ADC,
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Adult Arrests and Fire Alarms. These costs were found to bé incurred 1n

the south Worcester Street area (mentioned above), where popilation density,
housing quality and condition are distinctly different from the rest of the
section.

Conclusions

The southérn portion of Worcester Street warrants further renewal
study on the basis of incompatible mixed uses and high service costs.
Therefore, this subarea of Section GG is included in the proposed Community

Renewal Program Study Area following this report.

OPEN LAND AREAS

Predominantly open land in Southbridge consists of 5,000 acréé of
hilly,. uneven terfain surrounding the central built up portion of town.
Accessilﬁilitj to: these ou;:lying éfeés is restricfed fo é. small Illlumb.er of
roédvs., aiong which'there é.re a fev:; singie f#mily, farm-type homes,
"Open‘land" sectioﬁs include Y, Z, FF anvd HH.

In our analysis, these al‘éas h‘ave been taken c;ollectively since ‘
their ﬁndevelo’ped chara;cter preclude significant appraisal from é so;:io-
eco'nomié, fiﬁancial or physical point of ‘view. In the other hand, the
sections are considered ifnporu.ant insofaf as their potential for future
development is concernéd. |

As a whole, Sec‘;ions Y,‘ Z, FF aﬁd HH were slightly surélué
accoréing to fhe Land Use Cost and Income Analysis. Experience H,as
sho;vn tha:.t.tlmdeveloped‘ areas ;/it'h llow aséessmenté and negligible éervice
costs normally show only slight surplus conditions.. Wifh féw peopie

'

living in these areas, socio-economic blight criteria indicated minute
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costs for items in this category.

- Conclusions

Topographical problems in these areas appear to be extensive

and serious enough to frustrate any wide-scale development in the near-

distant future. The two chief reasons for this are:

1.

Development expense would be higher than the present

market would Pay; i)rovidihg utilities to these areas invelves

further expense.
There hasrbéen no evidence that Southbridge's image as
an attractive residential community has improved; It

|

appears logical that, unless the town is relieved of some

of ité obsolescent housing, its crowded living conditions in

older‘residentialv areas and @fher problems, no develop-
ment pressure will come to ear upen open, undeveloped

land areas.,
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The above section provides an evaluation of structural and environ-

mental condition in Southbridge's residential and non-residential areas.

As a planning tool, it represents the initial step toward eliminating
undesirable elements found in built-up areas. In broad terms,the study
fir st identifies ""symptoms" or problems of a physical, environmental,
financial or socio-bconomic ﬁature in various sections of similar land
use,

Where symptoms of decay were found (physical and/or environmental) .

there was an attempt to recommend practical solutions in general terms.

Types of solutions fall‘roughljr into two categories, differing both in treat-
ment and importance:

1. Major Treatment requires changes in the character, density,

economic value or use of land, Planning, design and develop-

ment costs are normally financed by Federal, private,

municipal and often State funds,

2. Minor Treatment involves corrective solutions at the local
level with necessary funds appropriated from the General Fund
or Special Bond Issue. Physical pattern of land and buildings is
not normally altered, Typical actions include revision and/or
better enforcement of codes and regulations (e.g., Building
Code, Subdivision Regulations, Zoning By-Laws, et al.);
repavement of streets; r:evaluation of assessed property; iaro-
vision of additional community facilities, such as recreational

areas or a fire station; and improvements of public utilities

serving the area.
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"Major Treatment' usually calls for urban renewal activity in some

- form. Urban renewal, for our purposes, may be defined generally as a

continuous process whereby local government puts into effect those public

measures and techniques needed to restore and maintain a state of economic

and social health. It is a total approach aimed at curing and further prevent-

ing blight and deterioration in rundown sections of a community,

A typical urban renewal program adaptable to the needs of a

comparatively small town of Southbridge's size and condition, would invelve

the following procedural elements.

1.

Establishment of a Workable Program for Community Improve-
ments, documenting coordinated community effort to eliminate
blight. Basic requirements include:

a., Codes and Enforcefnents‘

Adoption and compliance of adequate standards of
health, sanitation and safety for dwelling units.

b. Comprehensive Community Plan (Master Plan)

Approval of the following plans, programs, and
regulatory measures:

Land Use Plan

Major Thoroughfare Plan
Community Facilities Plan
Zoning Ordinance

Subdivision Regulations

Public. Improvements Program

‘c. Neighborhood Analyses
Identification of areas, presently blighted or in danger

of becoming blighted, and a program for seeing that
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| each area is made up of decent structures in a suitable

living environment.

d. Administrative Organization

Establishment of administrative responsibility for
carrying out Workable Program.

e, Financing

Development of the means for meeting the costs of
carrying out an effective program for the elimination
and prevention of slums and blight.

f. Housing for Displaced Families

Program to relocate families displaced by govern-
mental action in decent, safe, and sanitary housing
within their means.

g. Citizen Participation

Participation of individual citizen's and citizen groups
- insuring public understanding and support to accomplish

| ' community goals.

2. Establishment of a Local Public Agency (LPA or Redevelopment

Authority) responsible for carrying out urban renewal activity in the

community. Town Meeting approval of the LPA is necessary. An
established LPA gains the authority of land assembly (acquisition by
eminent domain).

3, Planning Studies to Examine:

a. The cause and effect of blight and blighting conditions;

b. The community's financial and administrative capacity

for carrying out renewal programs;
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Significant market informationand other factors determining the
best re-use of cleared land;
The attitude and readiness of citizen's for urban renewall
activity;
The feasibility of various types of renewal treatment
(i. e., clearance, rehabilitation,or conservation) for

specific areas selected for renewal,

4, Determination of renewal areas and respective treatment including

a schedule for carrying out renewal projects.

5. Putting the plan into effect with any or a combination of the

three basic types of renewal activities, as applicable:

a.

. Conservation of residential or non-residential areas

through a network of better controls including zoning,

housing laws, traffic conditiens, etc,

Rehabilitation of sub-standard housing or run-down

commercial and industrial areas by remodeling,
repairing, altering or removing structures.

Clearance (redevelopment) by demolition of dilapidated,

‘unsafe structures and making the land available for

whatever purpose might best be served.

THE NEED FOR URBAN RENEWAL IN SOUTHBRIDGE

¢
B

While it is outside the scoi)e of the General Plan to recommend final

' treatment for specific areas, the preceding analysis (Land Use Cost and

Income Study combined with the Struetural Survey) provides a sound basis
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for determining preliminary conclusions. Its purposeis to stimulate further de- '
tailed study focusing uponurbanrenewalaction wherea need exists. Due tothe large

number of obsolete building types, the lack of open space in some residential

areas, and other serious problems presently affecting the built-up areas
surrounding (and including) the Central Business District core, a Community
Renewal Program is recommended as the next stage towards formulating
an effective plan to eliminate harmful and undesirable elements in Southbridge.
Prior to discussing the Community Renewal Program, its purpose, scope
and function, we submit the following factors underlying our recommendatioﬂs
for urban renewal activity in Southbridge: |
1. Obsolete .development patterns of residential areas characterized
| by c;'owding of buildings (improper building-to-land area raltio),
lack of open space, incompatible mixed uses with no adequate
barrier, and &ecreésing real estate values.
2. Existing physi‘cal blight of residential areas reflected in
dilapidated structures (beyond the state of normal repair), lack
of sanitary facilities, etc. |
3. Socio-economic factors as evidenced by abnormal crime or

delinquency rate, fire activity and welfare costs in residential

areas. (See footnote below.)

In the Land Use Cost and Income Study, the sections recommended
for further study in connection with a Community Renewal Program (A, E,
H,J, K, AB, BB, CC, DD,.FF and II) accumulatively account for the following
elements of blight criteria:

%o ' ' %o

- Total Population 35 Aid~To-Dependent Children 73

Developed Land Area 11 ; Old Age Assistance 51

Juvenile Arrests 89 Disability Assistance 57

Fire Alarms , 38 Return on RE Tax 13
General Relief [0 S '

, In simple terms, these areas pay low taxes yet incur abnormally high
costs for major crime, health, welfare and fire services.
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4. Environmental deficiencies affecting healthy living conditions -

such as lack of amenities (attractiveness as a residential area),

traffic hazards, etc.

5. Commercial shopping area containing poor circulation and lacking

off street parking facilities, obsolete structures (many in:poor

condition), rendering an overall appearance whiech has almost

completely lost its appeal to the modern shopper.

Those sections containing one or a combination of these elements

follow with a summary of recommended corrective action:

Section

A
II
w
BB
DD
GG

B
F

RemouHd»>HU

Major Treatment

Rehabilitation, Limited Clearance
Rehabiliation

Conservation

Clearance, Rehabilitation
Rehabilitation

Conservation

Conservation

Rehabilitation, Some Clearance
Clearance (Roberts, Plimpton St. Area)
Rehabilitation, Limited Clearance
Conservation

Conservation

Rehabilitation, Some Clearance
Rehabilitation, Some Clearance
. Rehabilitation

‘Combinations of all the above sections comprises our recommended

Proposed Community Renewal Program Study Area.
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WHY SOUTHBRIDGE'S NEXT STEP SHOULD BE A
COMMUNITY RENEWAL PROGRAM

It is clear from our observation and study that obsolescence and
blight is widespread in Southbridge, covering an area far larger that a
single renewal project could handle. The approach to Southbridge's

problems, then, calls for a community~-wide scope beginning with a

comprehensive plan determining specific project areas, then phasing

“them into a continuous long-range program (10 years or more) encompassing

all run-doewn areas. - ,

The recently-established Community Renewal Program (CRP)
meets precisely Southbridge's needs. The Community Renewal Program,
an amendment to the Housing Act of 1949, is a Federally-assisted plan,
cify-ywid.e in scope and including bo%:h residential and non-residential areas,

i
Its B‘a.sic purpose is to identify and measure in broad terms, the total
need for urbén renewal in the community, to relate this need to the resources
available in the community, and to develop a long-range program for urban
renewal action.

A typical program would include the following work items,

1. Studies of economic and market forces that affect the city's

capacity for growth, especially in terms of housing and the

demand for land.

2. Identification and measurement of the total need for residential
and non-residential renewal action.
3. Relating these needs to the community's resources -

financial, relocation, administrative and legal - now or

likely to become available.
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4. Development of a long-range program with the scheduling
and timing of specific renewal projects for upgrading the

community's blighted and deteriorating areas.
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“ BASIC DATA
“ Total Net Net Ass. Val. Total Total Population
| Section Net Acres Ass. Value Per Net Acre Population Per Net Acre
: A 42 $1,785,600 $42,516 762 18
‘ B 49 899,420 18,355 . 1,125 - V 22
‘ c 26 610,705 23,488 724 27
D 85 1,149,175 13,519 1,686 19
" E 26 197,125 7,581 338 13
| F 16 250,790 15,674 269 16
G 54 ‘ 523,850 9,700 551 10
~ H 35 651,150 18,604 873 24
1 J 26 596,715 22,950 689 26
K 13 337,675 25,975 534 41
L 1,870 2,104,675 1,125 2,014 1
Il M 19 " 283,285 14,909 255 13
N 69 303,935 4,404 329 4
0 59 ] 234,120 3,968 323 5
" P 25 ‘ 217,410 8,696 376 15
J Q 83 9,250 111 22 1
R 168 413,235 2,459 387 2
b S 47 20,950 445 90 2
n T 155 380,925 2,457 286 2
‘ U 65 168,235 2,588 208 3
\' 181 . 207,965 ' 1,148 171 1
.ﬁ W 142 130,650 920 . 138 1
\ X 46 41,300 897 bl 1
Y 1,325 _ 256,640 193 113 -
! zZ 1,810 322,330 178 138 , -
.\ AA 75 281,705 3,756 217 2
) AB 32 222,110 6,940 417 13
BB 57 395,145 6,932 611 - 10
E\ cc 34 . 425,685 12,520 517 15 .
? DD 11 281,265 25,569 ‘ 582 " 52
EE 6 - 139,545 23,257 202 33
m‘ FF 696 246,540 354 ‘ 136
4 GG 168 479,975 2,856 359 2
HH 1,138 307,490 270 . 29 .
| 11 34 112,555 3,310 48 1
ﬂz JJ 32 219,225 6,850 326 10
‘ KK 56 1,142,403 20,391 - -

-~ 95 .




BRUCE CAMPBELL & ASSOCIATES

BASIC DATA

Public :
Total School Total Sch.Pop. Pers.Pro.Valuation Pers.prop.val,
Section Population Per Net Acre For Section Per Net Acre
A 35 1 $564,175 - $§13,432
B 129 2 40,470 825
c 49 2 3,960 152
D 193 2 14,635 172
E 19 : 5,740 220
F 32 2 625 13
G 69 1 10,400 192
H 135 3 621,175 17,747
J 87 3 22,675 ’ 872
K 78 ! 4 17,515 1,347
L 334 : 10,750 5
M 49 3 800 42
N 57 1 1,000 v 14
D 51 1 5,360 90
P 49 2 26,450 1,058
Q - - -
R 64 . : 18,025 ‘ 107
S 10 : o - -
T 27 : 850 5
U 13 3,380 . 52
\Y 3 1,400 7
1 26 5,150 36
X - ‘ © 4,400 95
Y 11 1,520 1
Z 66 415 -
AA 64 1 3,700 49
AB 70 2 7,535 235
BB 102 2 37,925 : 665
cc 131 3 2,275 66
DD 55 5 1,750 : 159
EE 31 5 250 41
FF 2 , 6,575 9
GG 120 1 18,425 ' 109
HH 5 255,676 224
II 10 12,950 380
JJ 38 1 4,765 _ . 148
KK - 1,278,380 22,819
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ot

BASIC DATA

BRUCE CAMPB

ELL & ASSOCIATES

Police Police
Adult Arrests Juvenile Arrests Fire Fire
Total for Per Total for Per "Alarms Alarms
Section Section Net Acre Section Net Acre Tot.for Seet. Per Net Acre
A 133 3 11 - 66 1
B 19 - - - 19 -
c 8 - - - 32 1
D 13 - - 21 -
E 8 - - 10 -
F 1 - - - 1 <
G 3 - - 5 -
v H 36 _ 1 - 16 -
J 20 | 1 - 24 -
K 9 - - - 13
L 1 - - - 40
M - - - - 3 -
N - - - - 6 -
0 S 2 - - - 3 -
P 7 - - - 16 -
Q - - - - - -
R 3 - - - 22 -
S . - - - - - -
T - - - - 6 -
u 7 - - - 11 -
\' 7 - - - 10 -
W 4 - - - - -
X 1 - - - - -
Y - - - - 3 -
A -5 - - - 8 -
AA 7 - 1 - 3 -
AB 14 - - - 10 -
BB 69 4 - 6 -
cc 8 - - 16 -
DD 3 - - - 1 -
EE 2 - 1 - 5 -
FF 3 - - - 13 -
GG 9 - - - 34 -
HH 1 - - - 32 -
II 11 - - - 6 -
JJ 1 - - - - -
KK - - - - - -
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= BRUCE CAMPBELL & ASSOCIATES
x:
!
| BASIC DATA
q
| Gen. Relief A.D.C. 0.A.A.  Disability Asst.
No. of Cases No. of Cases No. of Cases No. of Cases
" Section Tot. for Sect, Tot.for Sect. Tot.for Sect. Tot.for Sect.
B 4 2 37 -
c 1 - 19 3
D 4 4 43 6
E 2 2 3 1
F - - 1 -
G - 2 18 1
“H, 5 19 2
J 11 5 5 32 4
K - 2 10 1
L 1 25 2
M - ) 4 -
N - - 1 -
Y - 14 -
P - - 4 -
Q - = - -A
R - - 6 1
- . : 3 _
T - - - -
U - - - -
v - - - -
W - - - -
X - - - -
Y - - - -
z - 1 - -
AA - - 1 -
AB 3 2 9 1
BB 14 9 31 4
CC 2 1 11 1
DD - - 26 2
EE - 1 4 -
FF - - - -
GG - 1 1 -
HH - - - -
IT - - 9 -
JJ 1 3 -
KK - -
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BRUCE CAMPBELL & ASSOCIATES

"INCOME - DISTRIBUTION

By Location,

- Total Real-Est, Real-Est,.Tax Total Pers.Prop.Tax Totdl Pers.Prop.Tax
Section For Section Per Net Acre For Section Per Net Acre

A 141,015 . 3,358 44,570 1,061
B 71,021 1,449 3,197 : 65
) c 48,190 1,853 313 12
N D 90,771 _ 1,068 1,156 13
‘ E 15,563 599 453 17
, F 19,750 ) 1,234 49 3
[!1 G 41,317 765 822 15
- H 51,429 1,469 49,073 1,402
J 47,140 . 1,811 1,791 : 69
u K 26,676 2,048 1,384 106
-— L 166,269 8,891 849 -
M 22,357 1,177 63 3
: N 23,927 347 79 1
n 0 18,486 313 423 , 7
. P 17,143 . 686 2,090 84
, Q 711 . 9. - -
! R 32,627 : 194 1,424 8
: S 1,580 34 - -
T 30,020 194 67 -
. U 13,272 204 ~ 267 4
- \ 16,353 90 111 1
W 10,270 72 407 3
X 3,239 70 348 8
! Y 20,224 15 120 . -

vA 25,438 14 33 -
AA 22,199 : . 296 292 4
“ AB 17,538 548 595 19
= BB 31,205 © 547 2,996 53
cC 33,575 988 180 5
“ DD 22,199 ' 2,018 138 13
. EE 10,981 1,830 20 3
FF 19,434 : 28 519 1
GG 37,841 225 1,456 9
“ HH 26,440 23 24,676 22
B 11 8,848 260 1,023 30
JJ 17,301 540 376 ) 12
- KK 80,832 1,443 98,528 © 1,759
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