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IN THE BEGINNING: URBAN RENEWAL

.. e basic concepd of the progeam on the part ol

the federal government is to 55t towns and citigs

thraugh loans and geants 1o clear blighted and slum
arees and fo assist in puting them to better use.

.. Ar's basically alocal program with joind participa

fipn by bl and federal govemments to acecmplish

objectives important o cemmundy hife

The speaker was lvan Carson, an &rea supeanvisor of
the Housing and Homa Finante Agency in Y¥ashington,
0. C. Listeners were newly appointed members of
Evanswlle’s nawest public agency — the Redevelop-
ment Commission. The date was November 30, 1953

The Commission had been created by Republizan
Mayor H. 0. Robers for avery specific purpose: 1o clear
a 37-acre area containing some 200 struciuras, known
as the "High Street Area”, Most of the structures were
substandard and deteriorating according to at-the-time
communety leaders and Redevelopment Gommission
statistics. bn addibion, the area was wndaly known to
harbor aumerses “houses of ill reputa”.

The daecision lo astablish the Commission was
mate, according 1o fermer-Mayor Hoberds, in reponse
to “public clamorng® to nid the city of an ares which
wai 8 "notorigus red-light district and in ferribly mn-
down condition®”.

Origwnal Commissioners John Berry and P. E.
Drachman conciwr. It was a very blighted sres, ™ states
Barry. "It was & red-light distict. an eyesore for the
gntire communidy, and a logicel place to start”
gxplains Draclanan, *Yes, the decision was definitely
made hefore tha Commission was created, and
BYRrYORE Was in agregment that this is what we should

do: clear the High Street Area.”
A vehicle for undertaking sueh = project had begome

available in 1549 when the federal government's
wiban resewal program was created under itle | of the
Housing Act af that year. "The whole purpose of this
urhar renewal program, in the beginning. was slum
clearance,” explains  Orachman.  echoing  the
explanations of federal oMicials. “It's something dif-
ferent now, snd that's fine, but the idea then was fo
clear mainly residential sloms. That's what we did."

The target area, the High Street district, fit well the
types of areas that would qaalify for federally-assisted
clearance and reuse programs. Thus the Commission
was esteblished, and with advice and counsel from
tederal officials, had voted by April, 1954, to request
%34, 750 from the City Council 10 Begin & study of the
chozen district. The first federslly-assisted wrban
renewal project in the state of indiana, as well a5
Evansville, was underway

The project did nol move quickly or easily. "It ook
several years to get off the grownd,” accarding 1o
Orachman, "dua 1o the fact we were enfamiliar with
witat we were supposed to ¢o, plus the fack thal the
ifedersl) government didn’t know foo maeh aboot it
gither.”

Cne of the major problems was the legal situaton.
Engbling legisiaticn allowing the creation of redevelop
ment agencies in Indianaceties had been passed by the
slate legislature before the Commizsion was esta-
bishad sccording w0 Willimn G, Gnef, Exsculive
Directar ard then legal counseal for the Commission m
late 1350's, But the legislation was defective. The
Redevelopment Commission had to have clear
authonty to condemn land apd o float bend issues to
pay the reguired local share of projects undertaken ba-
fore it could begin. Grief succeaded ingetting the legis-
Iation appropriately amended. A friendly suit, McCoy
versus the City of Evanswlle, followed, inorder 1o 1est
the law. A favorable opinton was rerdered by the
Indiana Suprema Court in January, 1955, and
demakition procesdings in the prajact area began im-
mednataky,

"It was frustrating and desappointing,™ Drachman
remembers, “but we stayed with it. Bill Grief made the
differeace.”

Another hurdle that had been overcome was the pro-
bem that the High Street renewal area, as first ema-
sioned, included slightly more commercial than resi-
dential struclures. The Eederal eguirement was that a
targat area had to ha predominately residential. The
bouncares were finglly re-drawen, excluding some com-
mercial praperties and including more deteriorating
housing to satisfy federal reguirements that 515 of the
arza be residential. "It was a gerymandered project.”
comtments  Raymond  Anderson, whoe  became
Commizssion Director midway through the project

Razidents of the area wers relocated with the assis-
tance of local realtors. The land was cleared and new
streets, curbs, guiters and sewers installed. The ares
was rengmed Midiown Industrial Park and designated
a% an area for light industry and offices. This use
blended well with the surrounding areas. whith wers
aimost entirely business and industrial.



e e

Corporate headguarrers of Creditheift Financial Tnc. built in the Midrown fndusirial Park.

Midtown Industrial Fark was ready for new
development in the early 1960°s, bul a new frusiration
had ansen, according to Drachman, who had resign ed
his Commission position but followed the action,
“Months and months passed with no one walling to
purchase land.™ It was the decisson by locally-owned
Credit Thrtt, Inc, to 1ocated their national offices in the
area, and the develepment of Midtown Center, a
predominalely small-office complex, on the site that
“determined the direction of that development”
according 1o civic leader Joseph O°Danial.

Midtows Industrial Park & now an attractive area
with numerous thriving busingsses. Yearly tax rvanes
for the area had been $6,000 prior to renewal. Withen
ten years after renewal began, the city had reslized
5817828 in real estate tax revenues from the area,
well above the $317,000 which had been the local
cash share of the project. Bevenues to date, since
renewal was complete total $2,088,893. Indiana’s
first started and first completed urban renewal project
appeared fo be, by any measure, a success.
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We employed a firm to develop amasier plan for
land wse in the downiown area - future fand use.
‘We emplayed a firm. . .to de an economic base
study, . Ao siudy it inte 1385, and project what
shape and form ow retail community should take
and how much space should ba develed toil. . Cut
of these studies came the message that the bus-
ness core should be shrunk to an area that would
give us basically 1006 wtiization of the space that
wauld be left in that core, to serve the needs as they
are likely to exast in P985, and to ancher {the core)
with good sophmsticated sfructures that would
generate conhidence m the burlders and lnd owners
and tenants that were left in the downtoawn area —
io the extent that they would mvest money i up-
grading their facifities and budding new facilities.

As a result of was decided that we should have a
naw gavernment complex. . totake the place of cur
antiquated government buildings. . ., and a decision
was made tz kocate that in the vicinity of Tth and
Main where the present Civic Complex sow stands

As mnothar aspoct of the plan the riverfrant area
should be redeveloped into an apartment complex,
transient housing. parking and entertainment, . .The
areas between these two complexes. . .. with the
river anchoring one end, tha Cic Center anchoring
the other end, Welborn Medical Center anchori
gast side of the core and the 0ld Courthausa a
Coliseum anchoring the west. . _we shosld then da-
velop from withan. . .

The Welborn Praject and the Rerfromt Project
werg undartaken almost simultaneowsky, during 1962
aceording 1o Anderson.

The Welbom Project was “"& naiural™. nol only
because of its strategic location vis-a-vis the Central
Busimess Distrct, but also becavse of is location
within the baovndanes of a praviovsly prepared Genesal
Neighborhood Renewal Plan [GNRP) area, In 1360-61
federal officials had required development of a rasi-
dential clearance and renewal target area as a condi-

tion for further funding. The GNRF was bounded by
Division, Kenfucky, Washington and the High Strest
project and extended sauthof the downtovn area o i
ciude Welbora Baptist Hospital, Federal grants-in-aid
were gvalable under Section 12 of the Urban Renewsl
Act of 1954 to fmance clearance, relocation and re-
newal invalving hespitals and educational insiitutions
in a largel area. Welborn had heen acquening homes
around the hospital for expansion and such expends-
tures could be counted as the local maiching coniribo-
tions reguired by the law

Andersen approached the Board of Directars of Wel-
born Baptist Hospatal and Welboon Clinic to suggest a
cogrdinated project, which would give the two mstitu-
tigns the land they needed for significant expansion
and provide adequate traffic flow. parking, and pleds-
ing landscaping. Soth insttutions efected 1o become
parl af the project. The project consisted of JU 3cres
sugrounding and including Welbarn Hospital and
Welbiorn Clinic. Ninety percent of tha area’s 50 strue-
tures were substandard or deficiest according 10 2
Commission survey in 1963, As acquisition began, the
Commission was opposed by a few property-oaners
Litigation followed, with the Commizsion eventudlly
heing granted a favorable suling. By the early #3/70's,
the hospital had completed a §10.006,000 addition,
and the Cinie had fimshed its 32 500,000 sddition. In
ong saction of the Project area |8 buill an office
building which immed:ately produced more tax revanue
than the entire area had produced previows 1o réneeal.
Several hundrad new pohs werd created in the new and
pypanded facilities. And one of the “anchors™ for the
Central business (istricl was comphate.

TEM Building (foreground ), Wellarm Climie (right ), amd
Welhorrn Bapiist Hospital




Meanwhile, the Riverside Project which leaders con-
sidered mast crucial to the health of the Central Busi-
ness District was moving out of a lengthy deliberation
stage. The project area consisted of 29 acres,
containing 86 structwres: all old, many vacant, and
maost in deteriorating to dilapideted condition. These
“pyesores” lined the streets for blocks, abutting the
Central Business District.

The Committee of 100 had first proposed clearing it
in 1955 as pant of the program to bolster the lagging
gconomy. The Redevelopment Commission first
considered it as 8 project in 1958, McDonaid, who be-
carme Mayor in 1961 was adamant: "We had to do
something with that host of ware-roams. Actually, it
wis an extension of the High Street area.” "Removing
all those loft-type bulldings was necessary,” observes
Raymond Andersen, then Redevelopment Commission
Director. “That area was & millstone around the necks
of the downfown merchants. Open land” he
concluded, “would be better for downtown than that”

In 1862 things came together for the Riverside Pro-
ject. The city was working on a levy which was neces-
sary to get federal approval for & project in a flood-
prone fecation. Evansville Future, Inc.. with Grief now
as [Nrector was active and pushing for the project. The
federal renewal agency now had funds tor non-residen-
tial projects; therefore, Grief and Andersen proposed
the project to the Commission. “They approved it n
two week,” noted Andersan.

intense efforts to put together a packege that would
win federal dollars in @ highly-competitive situation
paid off. Washington approval was received several
months [ater.

Then began a long series of difficolties for the “ni-
verfront anchor™ to the Central Business District. In
spite of its rundown condition, a number of businesses
were located in the area. The majority of the business
owners were happy with the opportunity for financial
assistance in obtaming newer and better facilities in a
better location, but several were “understandably
wary” of the risk of abandoning an established loca-
tion, according to F. Wesley Bowers, Redeveiopment
Commission attorney at the timae.

For a large number of these property cwmers, it was
“a matter of a lot of explanation”™. Most of the people
mvolved “suddenly realized it was all to their adven-
tage to get rid of the junky property no one else would
buy. and get something better”. Bowerss cites numer-
ous examples of businesses improving dramatically af-
ter moving, including one small business that moved
one block from the renewsl area and instantaneously
enjoyed a $50 a dey increase in profits, Bowers racalls
one case that ended in a condemnation suit. In the final
judgement, the court granted the property owner less
for his property than the Commission had offered. "A
few days after the ruling, the roof of the building caved
in," Bowers recalls.

Acquisition of the property had taken more than two
years, but finally demolition was completed, site im-
provement made, and & search began for a developer
who would develop the property with some
combination of high rise residential space, hotel-motel

6

facilitias, office space and retail shops as civic leaders
and whan consultants had advocated. By the early

*70° the Commission had entered into a cantract with p—y

such a developer, and plans were announced for a ma-
por Riverfront development, including several high rize
apartment and office buildings and a hotel.

The first phase was complated: a high rige apart-
mant on the wast end of the project area. Howewver, the
deveiopar was having trouble getting financing to con-
tinue the project. Several axtensions weare granted by
the Commission, but the nation was entering the reces-
sion economy of the early 1970's. Financial backing for
the developer shifted from “difficult” to “impossible”,
and the Commdssion finally terminated the agreement,

V¥ith the demise of the first overall plan for the pro-
ject area, what policy the Commission should adopt in
handling the land became a point of some disagres-
ment. Keith Emge, a Commissioner since 1976 for the
Redevelopment Commission, explsing the course
glected by tha majority of the Commission:

When the original plan did not come about, we
began formulating & change of diraction. The land
lay dormant for quite a few yaars, and the decision
was made to start salling off in smaller parcels to in-
dividual redevalopers. . .

- -t wag being developed on a piecemeal ba-
» Yery much 1o our satisfaction, but with some
concern that there was move potentisl down thare

than was being reaiized. . .

Roger Kiassy, also & Commissioner, falt keenly
the “contern that there was more potential™.

There is @ lot of pressura when you move into an
area 1o remove the blight. . then get the property
back on the tax roll.

i ‘ r -.‘P
'\.-\.' ';l __u'
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Hd (1.8 Customhouse, Post (ffice, and Courthouse that will

be part of the new Marriont Horel in the Riverview Commerce
Cemter.




Well, we (Bernardin, with Commission approval)
had a feasibility study done, & full blown market

Riverside One, apartment building thar waz the first neve building
in the Riverside Project.

In the Riverside Project, | saw minimum sale
prices established oa a suppressed level because
the downtown was suppressed. . .. bacause the Re-
development Commission did remove the blight,
was unabla to attract the purchasers, (and) amange
financing, . .to s8e building take place. During that
same era the shopping center bacame quite popular,
people maved to the outskirts of the city, (and) the
city was dormant. And a lot of people falt we should
fill the land with somathing. amything.

| view my position as preventing that, to hald
these parcels intact, land-banking if you will, to the
end that they could ba utilized down the road when
somathing would change — the economic condition
or whatever, would change to a point whers (an
overall plan for the land) was once again feasible.
Although several parcels of the land were sold, and

mew buildings constructed, most of the area was still
intact when the time came that conditions had, eviden-
tly, changed. :
in 1874, Andersen resigned as Director of the Com-
mission, and several shart term or scting directors fol-
lowed. Then in the-spring of 1976, Vincent Bernardin
was appointed to the post. Comments Klassy: “. . .the
crux of the whaole situation, in good sound redevelop-
menl, is & director that is resourcaful. . we hove been
blessed with one who is well qualified. . ." Bemardin
began carrying out the Commission policy of selling the
Fiverside land in small parcels. At the same time, con-
cemn for its larger potential prompted him te begin,
within six months of taking office, to probe for a new
overall plan for the project area. Explains Bemardin,
| bacame convincad thers was a need for more
hotel rooms in downtown Evansville. The concept of
a hotel on Riverside was not & new one — it had
been pursued & couple of times. . .1t just seemed to
me that the time was right.

analysis, . ., and they came back with very positive
markel findings. 50 whan that came back, | blitzed
the market, 50 to speak.. . .all the major (hotei-
motel) franchise peaple. . ."We would be intarested
in franchiging,” many of them said, ‘but get yourself
a local developer that is interested in making an in-
vestment’,. . .and the first name that came to mind
wu Greg !:unpf
| passes along a lot of literature (to Kempf) and
{talked about) some other things we could do. . .he
pot kind of excited. . .. then he approached Jack
Rogers. . .. (and) Jack pulled in the idea of the coal
companies. . Possibilities really seemed 1o be there.
Thus, & new overall design for the Riverside Project,
called the Rivsrview Commerce Center, was
developed. At its heart i= the Old U. 5. Post Office and
Customs House, a century old structure vacated when
the Civic Center was constructed. The Post Office will
be an integral part of a proposed hotel. Several office
buildings (including cosl company headquarters), well-
defined open spaces, a heliport and parking facilities
are part of the complex Co-developer Jack Ropgers
discuszas the project
We have four or five office buildings planned —
two are in place now. We have & hotel lined up: a
300-raom hotel connected to the Old Post Office.
We believe the Post Office is @ monumental
structure and very impartant to the plan. it's going to
cost more to use that building than it would have to
build from scratch, but we think it's worth it. So
many monumantal structures are not really re-used.
They re roped off with velvet ropes and stay forever
off the tax rolis.

New Midwest Federal Building in the Riverside Projeci.
=




We want 1o really use the buitding. it"s what will
make Evansville and the Rivarview Project diffarent.

It will house the hotel’s main restaurant. There will

be lobbies and meeting rooms. There will be a disco-

theque and downstairs a wine ceiler and a

rathskeller. The third floor will be executive suites

leased on a year by year basis.
Az of now everythang looks great, really great. All
the feedback is good.

Recognizing thet "it is just about impossible now for
the private sector to completely subsidize, through pni-
vate funding, & major downtown development,” {accor-
ding to Republican Mayor Russell B. Lioyd) the Rede-
velopment Commission applied to the Department of
Housing and Urban Development for & new type of
grant, made availeble in 1978, and used alrezdy for
ong other project in the city. Called the Urban Develop-
ment Action Grant (UDAG), it allows the city to partici-
pate with private enterprise in 8 commaricial venture
by purchasing land or providing serices or amanities
necessary to a project which the private sector cannot
undertake because it has no way to recoup its
investment. With the approved UDAG's, the city will
provide 2 haliport, parking and ather amanities for the
Commarce Center.

Az far as progress on the project is concernad, public
officialz agrae with Rogars. Says Bernardin, "1 am very
much sncouraged at this stage of the game.” “'We
have great expactations. . " agrees Keith Emge, who
points oul thal the Commissionars have been “very
much behind the project since it became a possibility.”

“It's a raalizable project,” says Lloyd. “One of the
keys, of course, was the decision of Citizens Bank ta ra-
locate in the Riverside area. . "

Thus it now appears likely that 17 years after its re-
development was officially proposad, tha Riversida
Project area will become a vital, perhaps pradominant,
part of the Central Business District.

In the meantime. the Riverside Project has “held its
own™ as far as the genaration of tax revenues is con-
carnad. Before renewal was begun the entire 29-acre
area paid only 133,962 annually in real estate taxes.
The improvements presently on the project area pro-
dute $204,979 in tax revenues even with much of the
tand still undeveloped, In a less tangible vein, the
threat to the Central City from this previously bighted
area has long since been removed.

PHASE TWOD FOR A REVITALIZED
GENTRAL BUSINESS DISTRICT:
THE DOWNTOWN WALKWAY
When the Welborn and Riverside projects and the
privately undertaken Civic Center Complex, wers in the
planmnﬂ% slages in the early 1960°s wban consultants
were of the opinion that as these undertakings
prﬁglmrgami.. the core of the Central Business Distnct
Erau d “take care of itself,” upjgm; Andersen. "But it
ecame apparent by the late ‘60" that just wasn't
happening,” though the work already done had made a

contribution in halting rapid deterioration. "That's
when McDanald nameﬂ his Blue Ribbon Committee to
revive the downtown area.” The consultants were
called back and “came up with the Walkway idea.”

8




mmmi up of private gnd public
Iaamgsngmulpnﬂ Eﬁf‘l Eﬂfmﬂm area. ﬁn ﬂnwnv
town merchants were wﬂl-h@rqsamad_ A 30-block
area of the Central Business District became the focus
of gﬁl'mtum. multi-faceted |i]m|§|ram of revitalization.

e subsequent renewal of the central city has
bean the result of a forceful alliance between the pri-
vate and public sectors,” states Norman Gerth, at the
lﬁ'mn a Tava&ﬂum Eummirfsinrlzl n;:gil pleaerﬂ]r

irector of the 1 rchants a siness As-
sociation. "?113 ammﬁuﬂas‘ﬁuen deeply involved
as a part of the private sector.”

An ambitious, two-pronged effort to revitalize the
30-block area was launched in 1970. The first prong
was basically rehabilitation. Urban renewal funds were
obtained for impraving sidewalks, curbs and streats; for
improving traffic patterns; for landscaping; and numer-
ous other activities. Operation City Beautiful, then a
part of the Chamber of Commerce, cooperated with the
Redevelopment Commission in a program to paint at-
tractive murals on drab walls. Property owners were
encouraged to bring their buildings up to building code
standards. Millions of private dollars went into a major
rehabilitation of buildings.

The second prong was the creation of a five-block
Walkway through the heart of the business district —
from the Riverside area to the Civic Center Complex
along Main Street. .

Reqular traffic was removed and an atiractive
curving drive to accomodate emergency vehicles only
was constructed. Trees, flowers and shrubs were set

out in large, multi-shaped planters. A distinctive variety
of fountains and shaded benches were mstalled. At-
tractiva globe lights were set in place along the length
of the Wallway and in adjoining alleys 1o encourage
after-dark strolling. Speakers for prowiding & back-
ground of soft music were hidden among the shrubs.
Striking, cube-shaped street directories were placed at
nlersections.

The Walkway was to be completed with funds raised
1/3 from federal monies, 1/3 from the city, 1./3 from
privale subscribers — the property owners along the
Wallkway. The property owners oversubscribed their
percentage and so gat a 30% refund in the form of as-
sistance with their property. When an owner's property
was up to code, an attractive canopy that went along
gﬂeﬂh“}“ design of the Wallkway was installed, (explains

A variety of canopias were installed, each
compatible with the whole, and with the particular
building. City Council passed an ordinance restricting
the size and length of extension of outdoor signs. Many
canopies were hung on completely new and
streamlined facades.

The finished product received national attention
among urban designers and has won several awards.
“People siill come to the city to study the Walkway, "
says Jeff Marston, Director of the Department of
Metropolitan Development. 9
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Mora importantry, "downtown perked up a3 soon 85
the Walkway started,” says Genth According to
Redevelopment Commission nies, retail sales sncreas-
2d 15 to 20% in the two years following construction of
the Walkway.

Retail growth has not kept pace n subsequent years;
however, with the completion of the Civic Center Com-
plex which includes city, county, federal and school cor-
poration facilities and Vanderburgh Auditorium the dis-
trict has quickly shifted to a thriving govemment and
service center, according to Joseph 0'Daniel. "This is
the type of developmant that was forecasted when we
had our first studies done. Thera are more jobs today in
the Central Business District than any other cencentra-
ted area of the city.”

“Evansville's Central Buginess District is all govern-
ment and services now — and that's all right,” says
former-Mayor McDonald, echoing the unanimous satis-
faction {except for problems of ingress and egress) ex-
pressed by leaders with the “state of the Cantral Crty™
a decade after concentrated renewal efforts began.

Nd Courthouse, 0 Narional Regisier properiy
being restored as one anchor for downtown redeve-
lopment.

Two facets of the Central City project which have
been only recently carried out are: (1) the preservation
of the Old Courthouss, stipulated as one of the "an-
chor-poants™ of the Central Business District, and {2)
the building of 2 Downtown Parking Garage.

The Ol Courthouse was also vacated with the
completion of the Civic Center. A private, not-for-profit
corporation, the Conrad Baker Foundation, was formed
to presarve the building and find uses for it. Since 1975
$7,884,635 in federal funds has been granted hy the
eity to assist the Foundation. Funds are from the Com-
munity Devalopment Block Grant, CETA, and the Heri-
tage Conservation and Recreation Services programs.

Off-street parking facilities ware considered vital to
the projact from the beginning, but there was some
resistance on the part of several key local officials to
"getting the city into the parking business,™ explainz
Gerth. Furthermore, the Downtown Merchantz had
leased the Riverfromt Project proparty for dowmtown
waorker’s parking, taking off some of the immediate
pressure. As more surface land was acquired, however,
the downtown was faced with & new shortage of
parking spaces. So merchants, business leaders, city
and Redevelopment Commission officials and others
#gain joined forces to get, as a Redevelopmeant Com-
mission project, a multi-story Downtown Parking
Garage.

0'Danial, a dowmtown businessman involved i
every revitalization effort from the first searching steps
in the 1350's to the completion of the Parking Garage
in 1979, notes that a number of new buildings have
been constructed over the past decade in the Central
Business District. He attributes this to the strenuous
efforts of private sector and public sector leaders
working together, the symergistic effect of the location
of the Civic Center Complex, snd adds that the revitali-
zation of the central city "couldn’t have been done™
without the Redevelopment Commission during the
McDonald adnministration.



EARLY REDEVELOPMENT COMMISSION
EFFORTS IN HOUSING

At the outset of the McDonald administration, with
the city in ecanomic erisis and the central city in serious
decline, an extensive amount of attention was focused
on the problems of the urban core. Alter commitmants
had been mada to try to cere the “ills™ of the Cantral
Business District, the Redevelopment Commission
could not concentrate on Welbom and Riverside,
because those projects were being slowed down by lifi-
gation; so, the Commission staff began to take a
serious look at housing conditions in Evansville.

The poor condition of the local housing stock was yet
another facet of the city's economic distress, as well as
heing a social problem. In a 1967 speech to the Board
of Evansville Futwre, Inc., Andersen reviewed the
t;gn.g&ng siluation that had greeted officials in the early

>

1} According to the 1960 U. 5. Census of

using. Evansville had 22% more deteriorated

housing and §0% maore dilapidated or slum hous-
ing than the average of South Band, Gary, Ham-
mond and Fort Wayne.

{2) 25% of all housing units rated as eithar de-
teriorated or dilapidated — 1960 Census.

{3} A 1964 swvey indicated that 40% of all
housing was located in blightad areas.
{4) The nember of deteriorated and dilapidated
housing units in Evansville increased by 25% be-
tween 1950 and 1960, and. . .

{6} “There are probably moré outhouses per
capita than any other Northem city of 50,000 or
more,” (added Andersen).

The first step taken by the Redevelopment Commis-
sion in the early 1960°s was to undertake a systematic
program for housing code inspection &nd enforcement.
A minimum housing code had been adoptad by the city
in 1955, in 1960 the responsibility for enforcing the
code was given to the Hm?awlmunl Commission as
an edded component of its slum clearance and reloca-
tion programs. The systematic program, which was un-
dertaken in 1963, resulted in $52,740 inrepairs being
made between that date and 1979, The program was
recognized nationally, and numerous other cities re-
guested Evansville officials’ assistance in setting up
their inspection programs.

Approaches 1o slum clearance were then studied
with atlention focused on those areas which were
clearly beyond being recovered through the enforce-
ment of housing codes.

“There was an overall sirategy.” explaing Ray
Andersen.

Before | came, the commission had [at the
behest of federal officials) adopted & Genaral
Meighborhood Renewal Plan {mentioned earlier
in connection wath the Welbom project). Under
this plan a broad area, eest of downtown
extending to Kentucky Avenue, had been tanget-
ed as a polential renewal area. $100,000 had
been spent studying the area
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The studies had confirmed that the most blighted

section of the target area was "the whole Lincola-
Governor neighborhood — nearest downtown.” Tenta-
tive plans were being made to undertake a clearance
project in that neighborhood.
"But it was & high density area,” explains Andersen; ".
, there was a high percentage of Macks. There was no
open housing. In 1961 and 1962 there just wasn't any
place for them to gol™

Studies had revealed there were other extremely
blighted areas in the city, and they were Fess dense.

One of these was well-known by the community and
in fact, had been discussed by the first Commissioners.
That was Villa Sites — a 57-acre tract with less than
200 structures on the Southeast side of the city. The
site was familiar to Mayor McDonald who had been
responsible for the patrolling of the area as Sheriff in
previous years., “it was a cime breeder,” McDonald
asgerls, . . the hippest and worst shum in the city.”

The area had no city water and no sewers. A number
of the dwellings had dirt floors. Homes were interspers-
ed with open ditches and junk heaps.

Sunieys revealed bwo neighborhoods on the Marth
Side and one on the West Side which were quita zimi-
lar in overall condition, though they were smailer and
lezs notorious. These included a 57-acre site known as
Beverly Heights, & 75-acre site known 3s Avondale,
and the Wast Side location of Boxtown. & very high per-

¢entage of housing units in all three areas were best
described as dilapidated.

“The idea developed that we could clear these
areas. The numbers of people were manageable and,
with time and patience, could be relocated in standard
housing,” Andersen explained.

These areas would then be available For new low
cost housing: single-family and apariments. This
would increase the stock. This was land banking,
You have to have lend banking if you're going to
have a long-range plan for increasing the stock of
standard housing for low and moderate income
families.

We kept up the code enfarcement to slow the
deterioration, and worked for an open housing ondi-
nance 50 biacks could have the opporiumity of
moving out of the worst slum areas.

Then we looked at the downtown again. Actually,
Project A and B wera the first moves in this
direction. We decided on these areas because thay
were abutting Welbom, earliar rengwal projects, the
new Buckner Towers, and the downtown area. We'd
start here and move oul. Also, we started Project A
when we did because Liberty Baptist Church had in-
dicated &n inferest in sponsoding a low income
ppartment project on land near the church.

“Before”™ — Riverside Profect

.




Apariments, park, and houses butlt in the Parkside Terrace Project.

VILLA SITES REDEVELOPED
AS PARKSIDE TERRACE

In 1965 Villa Sites was selected by the Commission
as the place to begin its first strictly residential sham
clearance with residential re-use. By 1968 surveys and
planning were completed and a loan and grant contract
entered into with the U. 8. Department of Housing and
Urban Development. A Redevelopment official, Dwight
Smith, was set up in offices on the site, to be on loca-
tion for his one large task: to assist the people with re-
location.

“We have taken periodic surveys of the people who
were moved,” says Anderson, “37% we were able to
get into standard housing they could afford. Just about
everyone we've falked to has been happy with the
move, but we’va lost track of a few, and we don‘t know
if the change was detrimental or not. Dwight Smith was
good with the people.”

The B7-acre site was cleared, regraded, and replat-
ted: sewers were installed; new sidewalks, curbs and
straets were constructed with names such as Sunburst
Boulavard and Lilac Lane.

Initial plans were made for 90-100 single family
homes and 350 apartment units. These units could be
constructed and sold or rented under the provisions of
Sections 235 and 236 of the 1968 Housing Act on the
martgage of a single-family home being purchased by a
low-income family.

An agreement was made with the city Depariment of
Parks for construction of a six-acre park and swimming
poal in the heart of the project. The notorious name
Villa Sites disappeared with the crumbling shacks and
the trucklpads of trash. This new area was now called
Parkside Terrace.

The Commission advertised nationally for dewvelo-
pers to submit bids for the land with proposals for an
overall coordinated design for the entire area. A
number of national firms submitted detailed plans. A
group of local citizens, ranging from architects and
builders to housewivas and low income residents, was
then appointed to rate each plan on & number of cate-
gorias: from overall aesthetic impact, to use of space,
to cost per square foot.

This process generated considerable loecal interest,
and when the day amived for the meeting at which the
Commissioners were to vote on the recommendations
of the citizens committee, the room was filled. A cheer
went up when tha firm recommended by the committes
was chosen. “The people made the decision on this
one,” cofemented Gerth, President of the Commission
at the time. The chosen-fiirm of Holtzman and
Silverman of Southfield, Michigan, began the project
immediately. Though there were some delays, within
the five to six subsequent years they had built 85
homes and 322 apartment unils on curving strests
around the néwly completed park. The homes were sold
as soon as they were completad for prices ranging from
$18,000 1o $21,000 with interest subsidies bringing
monthly payments within reach of lower income
families. In 1979 thesa homes were being resold on
the opan market for prices ranging in the mid $30°s.
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PLANNING FOR BEVERLY HEIGHTS, AVON—
DALE, PROJECT A, AND THE CENTRAL CITY
PROJECT

With thiz marked succass inresidenfial renewat ma-
ving toward completion the Commission moved to the
raxl designated projects — Bewerly Heights and
Avondate,

The plan devised for Beverfy Heights waz essentially
the same as that for Parkside Terrace: smgle-family
homes, to be sold to low and modarate income families
under Section 235, and apartment units, built under
Section 236 would be clustered on new drives sur-
rounding a park and fake, The name would be changed:
Beverly Heights would becoms Diamond Valley.

in keeping with the long-range appreach, prelimi-
nary surveys of Avondale were begun and residants in-
formed of proposels even as dafinite plans wera being
formudated for Beverly Heigphes.

As the Beverly Heights project was taking shape,
severy! trends indicated the time was right for a review
of the downtown neighborhood situation.

A badly deteriorated cluster of homes and bauitdings
lay almost i a crescent formed by the new Civic Center
on the Morth, the Walborn Preject on the South and the
newly-cleared kand which had been the site of the old

ovarmmaent buikdings on the West, Plans for the major
al City Project were being finalized,

Furthermaoee, this site |ay adjacant 10 Liberty Baptist
Church, whose representatives had ndicated to the
Commission their interest m sponsorship of housing in
the area.

Studias were made confirming the high percentage
of dilapidated structures in the area, and an 8-acre
tract designated to Project A was designated for sham
clearance.

HUD hed by this lime devised & new vehicle for
wrban renewal projects called tha Nelghborhood De-
valopment Program, Under this concept, a total project
w35 funded in segments on a one-year budgel. Areas
wira to be devefoped on a staged basis.

tinder this arrangement. the Commission submitted
in 1959, a package proposal far funds for the clearance
of Project A and Beverly Heights. plus the needed funds
for the first stages of the Central City Project.

Work began on all three projectsin 1370, In Baverly
Heights, residenls were compensated and refocated,
dermalition completed, a park and Iske constructad, and
new sewers and streets instalied. A contract was
signad with a developer and some housmg construction
initiated,
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Meanwhile, the first step in the leng-detayed atiack
an the near dewntown residential slum neighborhoods
had begun in Project A The area was cleared and the
Commission began assisting the newdy formed Libarty
Baptist Corporation in @ proposal for & low rent apart-
ment compiex 1o submit to HUD. Solomon Stevenson,
Chairman of the Corporation recalls the beginning:

| was Chairman of the Board of Trustees at the
chuecch during this time. Thera was interest in hous-
ing bacause of the great housing need in Evansville,

We felt that the church sheuld get irvedved in more

than what happenad in our four walls. In 1972 Pag-

tor Robert L. Saunders came to me with the idea,
which | took 1o the trustees. They recommendad wa
1nm housing corporation. The congregation ap-

o

An initial design for the complex received prelimi-
nary approvel from HUD. Howevar, inflation inferfered,
the project could not be constructed for the original
E0sts approved, and the corparation had o stan over
with new plans and new cost estimates.

Meanwhile, the Radavelopment Commission had re-
caived approval from HUD for a slum clearance and re-
gidential re-use project in Avondale. The commission
had also mede the decision to contimee with slum clear-
ance in the iner-city, designating 2 27-acre site abut-
ting Project A and the completed Welborn Project. "h
was simply the next step,” explains Andersen. Project
B was submitied to HUD as a sium clearance site.

At this point, the City of Evansvilla had nine whan
renawal projects in final, active or initial stages, {The
Commrssion had completed its part in some of the early
oRes, but private construction was ongoing.) Since the
beginning, a total of 300 acres of city kand had been
designated as urban renewal land, in addition to the
30-block Central City area being improved, A total of
$13.846.617 federal dollars had been raceived or
committed. The ity had samed areputation among ur-
ban officials im Washington and other araas of the pa-
tion as a swccessful peactitioner of wban renewsl
“arls".



A TIME OF CHANGE: FROM UABAN RENEWAL

T0 COMMUNETY DEVELOPMENT

Al ke haight of the activity, chengas were “in the
wind”. “There wan beginning 19 ba feal resiztancs to
elearance, ™ Mayar Bayd racalls. Then, toa, citizen par-
ticipation had bacorme a rallving ory of the 1360, and
thag was beiag heard by oHicizks, Said Andersen i a
speeeh in 1969

The sycoess of ptanning programs in the It is
gakng to rest mare and more upae (ke ability of wae-
Gls gaveramental sgancies 19 meanpagiily invoiva
groeter number of people i the planmng and
deyelopment process, and thecdfy athiave the con-
gansus el i3 guing to ke netassary i ofder b
achieva significant sesubts.

Finally, the fedsral wysiem of awarding &
specific sum, for 3 spocic project, accarding o
specilic feders] requiremants w3 hoing reassassed.
HUD was begioning to sxpacimend in the eary
19HFs with some new approachas.

b iAndersen) {aamed that HUD was going to
thoose 12 citias lor pilot systema for Rnding. What
(hay ware sarting up was & fererunmer of the Gom-
muity Bavelopment Block Grant, The citisx ware
chogen by the aerauat #nd quality ol urban ranswal
aelivity. | doeew we had a gead chance snd dad every-
thing 1 eaulig to gal Evansvilie ehozen. We vwere. HUT
carg 1o Mclonald amd asked ki to sigh a
Memorandum of Undeestanding which commatted
thert (o funding & et of projects wa wolkd work sul
The “we ™ in thig casa was not jusl Andersen spaak-

ing lor the Redevalopment Commissian, it (o7 the -
tirg city government ~- the Mayer, City Egunedt ard
avely cily departmant and goncy were iavolved in ne-
goliations. “Thars were tanove maetings bahween
3 KU representative and 8l our agencies, during
which o strengths and weahnassss and needs wase
asseseed. We were working on a ‘shopping Hst' of
things we wented to fend. At ore paint { fakt tha HUED
rep kneaw mors about the eily then we would fika
sAyoRe 18 knew.” Mot only were provisions for pabdic
hossing wnits included, bot also in the package wera
pkans 1or soch itams as gunk fine sewer syslems, and
funds 10 purchase apen spece For park lend and thes 73-
tigtion of a flapd controf program for Pigesn Craek

As ils side of the agreement, the city promised lo
wisk Lo eapand the supply of housing foe low and
muderate income families. inerease sppertunity for
¢itizen partickpation, create equal amploymem oppor-
Iunity for minogizies, and 15 pravda masimumiacatien-
&l choices for [ow incame Tamilias.

Tha ptan was called an “"annual acengement pro-
cass’ for 8 commenity development progrem”,

The memorgndum was sigaed in July, 1971, by
Fronk M Donald. Russalf [loyd, whe was efacied Mayor
in Meyamber of thal year quickiy picked vp the efan
ant began eealing with HUD afficizls 1o work vl the
many 2etals in 5o broad an exparimental program,

Befara the pilal “3nnyual amangement™ could rezlly
he tried, hawever, Prasident Nixon, in January, 1973,
dectared o “moratorium’ on HlE housng, urban senhest
and community developmant funding, All locat prejects
camg to a standstl, AHer @ shonl periad, prajects in
protess such as Jiemong Valey ware allowed Lo con-
tinue. Plans tor Avondale and Project B, not yart bagen,
were haltad indakinitaly. & few months later Andersen
resigred for @ positon i prvete industry,

An 73 in urban ranewal in Evansville had endaed.,

Reviewing hdse days whan slum clearance bhad pra-
doeminated. Nesman Sheppart. wha has hean Assistar
Bireetor and semeotime Acting Dirdctor of the Dommis-
gion since Febryary. 268, says:

A iot of people asgecizte urban renewsl simply
with bulldezers, But 211 in afl (he city has done an
standing jeh. We have replaced bad baysing with
qood on 3 thiae-to-one basis, We added s fing
racreation facilities, Welbam, with its expandad
medigat acilitias, is a tremendans &dventage 1o the
commuhity. The only place where things have basn
slow, Rivarside, now locks good, and we have in-
cregsad the tax revenues wilh what is there nowe
In 1974, Congress passad the Housing and Cormuy-

nity Develapment Act which, los tha time baing, replac-
sl gntivgly 1hg syslem by which 2 city, thegugh its Radg-
velopment Commission, chleined e apecitic stm of
manay for a apeciis prajecl. chosen in aceprdance with
Iairiy strict faderal regulations. The rew Ack craated a
form of spacial rovenun sharing in which the feders!
govemmant simually atlatted o ety 8 “block grant™ of
tederal funds which raplaced the "categorical™ grants
ol foriner yaars. Tha city's first grant was $2.878.000.

There were soms broad guidelines: the maney hod
1o be spent within areas & & high Hlﬂn'mﬂ!! of
lov inbgma, and modarete meoma peaple tred. Mone
systematic citizen invoivament was requiad, Apd &
naw emphasis on rehabditating hpusing wes sdded
But. in the main, the bocal goemment had 8 great
amount of discrstion in using the funds: serting préor-
(ias, developing target ereas, creabing poojects, and de-
eiding how much should be allpcated to what,
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THE LLOYD ADMINISTRATION ASSIGNS
COMMUNITY DEVELOPMENT PROGRAM
PLANNING TO THE DEPARTMENT OF METROD-
POLITAN DEVELOFMENT

The Redevelopment Commission still functioned and
had some broad responsibilities but its funding came
from the Community Development entitlament which
was administered by a city agency created early in the
Lloyd administration {1975); the Department of Metro-
politan Development. ™. . We compete for the block
grant money the same way everyone elze does,” Vin-
cent Bernardin, Executive Director of the Redevelop-
ment Commission explains, "and once the determina-
tion is made locally by the City Council and the admini-
stration that these are the projects we are going 1o run
with, 35% of the time (the Department of Housing and
Urban Development) buys it becauwse the new
requlations are so flaxible, HUD just can't impose its
values too much anymore.”

With the appearance of Community Development
Block Grant money on the horizon, Mayor Lioyd ap-
pointed Jeff Marston to the directorship of the Depant-
ment of Metropolitan Development. He also appointed
a Community Development Task Force, including Mars-
ton and heads of related departiments and agencies to
"work out the city's first community development ap-
plication, which was then submitted in the winter of
1875." Marston recalls,

In @ way, city officials were in the same position as
the earliest urban renewsl officials. "Everybody was
new at this!™ Marston exclaims, echoing the lament of
the first Redevelopment Commissioners. “We didn't
know what we wera doing: the federal government
didn"t know what it was doing. . ! A lot of people were
learning, so there was an awful lot of group decision
making in sefting. . .early strategies.”

In other ways, the situation was reversed. In the be-
ginning, city officials had identified a “problem area”
— High Street — and had created an vrhan renewal
program to eliminate the problem. Now officials had
several million dollars being granted by the faderal
government and had the task of deciding how most ef-
fectively to use the sum for purposes of community de-
velopment.

Then, too, there were 20 years uh&namfar.tiu'il'!rm
take into account. "Decisions that were made were im-
portant in supporting what had been done in the
previous 10 to 12 years,” Marston explains. But the
concept of slum clearance and re-use of land, basic to
urban renewal since its inception, was coming in for
some major questioning.
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BEGINNING A NEW CONCEPT:
NEIGHBORHOOD REVITALIZATION

“Urban renewal is terribly axpensive — and disrup-
tive," otfers Mayor Lioyd in discussing shifts in policy.
*. . .We pratty well felt in the case of Avondale and Pro-
ject B. that they were commitments that had to be ho-
nored, but there was a definite change i philosophy, ™
City Councitman David Koehler asserts.

The change in approach was given impetus, Marston
believes, at an early public hearing on commanity deve-
lopment spending. which only two people attended,

Thare were more councilman, city planning staff

and media people there than neighborhood people.
The only reason these people came was they had
heard we were going to do a clearance project in
their area, and they said "We don't want &
clearance project in our area; we want housing re-
habilitation.” Their pleas had an impact, {Marston
says): . . those two ladies from the Near North side
made it easier for the planners 1o come to the elect-
ted officials with some new directions.

Small house rehabilitared as part of Neighborkood Revilalizarion.
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The new directions wera largely into neighborhoods
and into the concept of housing rehabilitation, rather
than slum clearance. "The first neighborhood revitali-
zation project signalled a major new community deve-
lopment concept,” says Marston.

The Redevelopment Commission would continue
with projects already begun, while the Department of
Metropolitan Development would build on what was
done by creating and implementing “rehab ™ programs,
as well az aliocate funds for special projects supportive
in designated areas, such as fire protection and drain-
age projects.

City of Evansuville

Department of

Metropolitan Development
CAPENDITURES BY PROGRAM CATELORY
Commmity Development, Section 312,

and Bction Grant Fumds
as of 10537

1968
1974

1975

1576

1977

pore | asx faex | so | 1w ax
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PFrepared: 12779

The decision was made not to do more in the Central
Business District at that point because, as a result of
previous projects, “there was a lot of vacant land, and
tharefore, the public sector was ahead of the private
zector.” It was tima 1o "let the private sector calch
up.” Marston explains.

In the next five years, C.B.D. and clearance activities
decreased from 100% to 40% of city revitalization
funding.

The housing rehab nmgram and neighbarhood revi-
talization projects jumped from 0% to 48%.
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The next crucial question was which neighborhood
to choose For rehab programs. After lengthy and some-
times agonizing daeliberation two near downtown
neighborhoods were selected for reasons outlined by
both Lloyd and Marston:

1) They were within the broad area where a majority of
the city's low income, ack and alderly live, in accord-
ance with HUD's general guidelines.
2} Thay were part of the Central Business District retail
market; thus, theirimproved vitality would build on pre-
vious development in the dewntown area. They were
also adjacent to the urban renewal project areas, and
would hopefully have a positive impact an those.
3) The neighborheods were in initial steges of
deterioration rather than being totally blighted. One
neighborhood appeared amenable to a revarsal of early
blight; the other appeared to be afready inreverse. The
idea was to pravent blight, to restore the neighborhood
before it became blighted, and provent the loss of
I}am;lias fleeing blight, thus stabilizing the neighbor-
ood.
5} The homes were, in large part, structurally sound
and economically savable, A fair percentage were
owner-occupied.
6} The neighborhoods had a prior history of some of
their homeowners working together in the interest of
the whole neightorhond. In 2ach of these areas, it was
necessary to form & neighborhood association, which
would participate in the development and implementa-
tion of the program. “The development of
neighborhood pnide, concern, and involvement is g3-
sential,” says Uoyd, "and the way we try to do this is
through encouragement and assistance to
neighbarhoeod associations. They become mini-govem-
ments knbbying lowdly — and effectivaly for neighbos-
hood henafits.”

THE FIRST NEIGHBORHOOD REVITALIZATION

PROJECT: BELLEMEADE—BAYARD PARKS
The first neighborhood selected was a racially and

economically mixed area, which contained & considera-

bie stock of structurally-sound, large family homas. Ba-
yard Park and East Branch Library were at its heart. it

bacame the Bellemeade-Bayard Parks Neighborhood
Strategic Area.
The second was the Riverside Neighborhood Stra-

tegic Area. This area was adjacent o the Central Busi-
ness District. Afthough there are a considerable
number of apartments in this area, it also fakes m
several blocks of large, solid and unigue homes, built
during the city’s 19th century “steamboat ara™. A siza-
hie part of the Riverside Neighborhood fell within the
boundaries protected by the previously-enacted Histor-
it Presarvation Ordinance. Substantial resources were
aflocated to these neighborhoods in accordance with
federal directives and the focal philosophy which stipu-
late that funding should be concentrated on improving
a limited target area rather than being spread thinly
over a wede section of the city.

Marston contacted some people who lived in the
Bellemeade-Bayard Parks Meighborhood to  find
regidents to form a neighborhood association: the ne-
cessary first step in beginning a rehab program. This
contact, and & saries of meetings, lad to the formation
of the Bellemeade-Bayard Parks Neighborhood Asso-
ciation. in speaking of the neighborhood and program,
Harrigt Kimmel, one of the organizers, explains that the
neighborhood

had a history of working together even bafore the
formation of the association. They fought 2 losing
battle to keep a school in the area; then joined
forces for & varniely of reasons, including the time
when some agency wanled to put tanks and cannon
with barbed wire {in the park) — We didn't really
want tanks and cannon and barbad wire, because we
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want tanks and cannon and barbed wire, because we
think we have a nice neighborhood, and we have a
nice park. About 1974, we noticed the neighborhood
was right on the bordedine. We were beginning to
sae a bunch of “For Sale” signs. . .we knew the
neighborhood was beginning to get in trouble.
{About that time, the city made contact. and the
association was set up.) Dr. Walter Hopkins of ISUE
was our first president. . .He set up a system of hlock
caplains. . .. we began to have regular meetings at
East Branch Library.. . .one of the smaller libraries,
but more than a library. . ., itis really & very vital part
of the neighborhood. The first Tuesday night of the
month your block only met. The next week was a
neighborhood meeting; then & cluster meeting; then
gveryong. We would come and talk about our blocks
a5 a whole. Every person there was actively doing
something in relation to improving the neighbor-
hood. Marston has been very good, very effective,
and we have been fortunate in having twa very good
coordinators.

Some people used to say you can't fight city hall.
We don’t look at it as a matter of fighting city hall —
we try to work together,

In the beginning Jackia Schmidt was here. She
wias very instrumental in getting a neighborhood of-
fice, which is @ remodeled house. t's a showcase:
we invited people in to watch it done step by step. it
was in bad condition, but it"s a beautiful house now.
Ms. Schmidt, then a Federal Housing Administration

inspector, and now a HUD Community Development
official, recalls the period in 1975; she was “on loan™
part-tima from HUD 1o get the first rehab program un-
danway.

The centerpiece of the program was the system of
low interest or no interast loans 1o homeowners in the
designated area. The loans were used to bring homes
up to code and add other improvements, The program
provided that all homeowners in the area were eligibla
for federal home improvemeant loans at 3% interest, for
a 20 year term. Homeowners earning below a
designated income were eligible for loans which were
allocated from the city’s Community Development
funds. There was no interest on thase loans and they
ware considered “Deferred Paymant Loans™, that is,
the amounts borrowed is attached as a mortgage
against the house and need not be repaid until the
house is sold.

First thing we did was buy a house and
completely rehab it, for two reasons: ona, the whole
ides was was to make afinancial commitment to the
community. Buying that house let them know that
we wouldn't mave out overnight — they could faith
that we will do what we say we’ll do. Second, look at
the rent we would have paid! And the house has
appreciated over the years.

Bellemeade-Bayard Parks was a perfect place to
start leamning the rehab process — it"s hard — a lot
of people, in very sophisticated cities, are still hay-
ing trouble. Some you can rehab, some can't.
The area had a ot of houses that work well with re-
hab. It was a good place to get started, to get the
mechanizm in d.
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“There were three areas we wanted to work on, " re-
calls Marston, “Bellemeade-Bayard Parks, Riverside
and one on the near North Side. Luckily, we couldn’t get
the third one together — wa had aur hands full with lghe
first two — it was a big job."” "Anyway, we got some
people Iugnlhnr and talked to them about this new con-
cept {in the Ballemeade-Bayard Parks Neighborhood),
and we had money to offer, and we got started.”

“There’s a spot demolition program that meshes
perfactly with these rehabilitation programs, " Council-
man Koehber points out. “We can go in where thers is a
building or two that isn't capable of being fixed up, be-
yond repair; tear it down; and eliminate that eyesore
before it spreads like a cancer to the buildings around
i.tl r

“We can interralate these programs, ™ explaing Judy
Wilke, @ member of the rehab staff. “if a person’s
house is condemned in this area, we can help them re-
kocate in the neighbarhood, using their relocation allot-
ment {of $15,000) to purchase a better house and then
arrange a Daferred Payment Loan, if they qualify, to put
the house in good shape — without payments. . .they
can't afford.” 19



Thus does the rehab loan program work, and since
ils inception in 1975, 166 loans, totaling $2,125,000
have been made to rehabilitate homes in this 40-
squara-block area.

Other major supportive efforts have been made.
"Wea've worked to keep a viahle neighborhood organi-
zation," says Marston. “"We've done some public im-
provements to Bayard and Bellemeade Parks. There's a
new swimming pool going into Bellemeade Park.” "We
got into aliey clean-up, alley paving, housing code en-
forcement, zoning code enforcement; we're doing
some sireel pavement.”

Everyone involved believes that the program has
“turned the neighborhood™ from its formerly deteriora-
ting stata.

Ms. Kimmel notas some changes:

One of the things | like best is that people ane not
going shead they way they used to — one hig
problem was rezoning. They would take it into their
heads and go right down and do it. Now | zee a dis-
tinct change — they come into the neighborhood
and say, "How do you feel about this?’ Bacause we
have been so successful in staving these things off.

Other neighborhoods are organizing — and all
this because we thought there were (oo many for
sale signs — but, we couldn't have done it without
the city. . .

Construciion on the new Bellemeade Park Pool,
o L e

We formed a corporation, besides the
association, and we are about to pick up our seventh
house. We bought the first one to get rid of an ab-
sentee landiord. Wa remodeled it, and sold it to a
nice quiet family. Six times this has happened.”

Do you know we have reduced our fire alarms
more than B5% between 1977 and 19787

We have & ‘Elow the Whistle on Crime” Program.

Obviously it's a safer and cleaner neighborhood;
we"ve had superb help from the city, and | am very
pleased.

The city is likewise pleased with the results of this
stabilized neighborhood. “The housing styles are
good,” says Marston, “once they were fixed up they
were attractive. Many are big enough so that thera's
room for a play room, a family room, and a big kitchen.
There are & lot of reasons why people would be
attracted to that area.”

The Department of Metropolitan Development will
probably end its active participation in the Ballemeada-
Bayard Parks by 1981, to focus on new neighborhoods.
However, it is likely that time will be spent there by
Marston playing host to visitors from other cities who
wish 1o see first hand how a successful rehab program
works. Leading tours of visitation-teams from other
cities has become a tradition in the Evansville
Community Development-Urban Renewal Programs.




THE SECOND NEIGHBORHODD REVITALIZA-
TION PROJECT: RIVERSIDE

As the Bellemeade-Bayard Parks project was fund-
ded, and getting underway, Marston approached some
residents of the Riverside area. There was immediate
interest. "They didn‘t have to take the big money items
on faith,” says Marston. "Bellemeade-Bayard Parks
was there and | could say next year we can get some
money for your neighborheod.”

The Riverside Neighborhood was a somewhat blight-
ad area which flowed directly out of the Central Busi-
nass District; it was abutted on the Northwest by the
Riverside Urban Renews! Project area and on the
Northeast by the Welbom Project area. ft had already
begun to “turn around” economically, Marston says,
undoubtedly because of improvements in the Central
City area, but also because of renewed interest in the
historic homas that flined two streets in the
neighborhood: Riverside Drive and First Streel. First
Street retained much of the charm of a by-gone age,
both in the architectwre of its housas and its bnck-
paved streets

"Our goal in Riverside was to insure that the fum-
around happened and continued — make it go faster
— it would be a building block, into the Southeast —
into more deterioratad areas.”

The Riverside Neighborhood had a wide diversity of
income-levels, from the very wealthy who had
remained in some of the obdar mansions for decades, to

the multitude of apartment-dwellers, most of whom
earned low incomes. The active leadership in neighbor-
hood concerns came mostly from middle-income,
younger families whe were buying and rencvating the
histonic homes.

Marston contacted resident Larry Bamfield to assist
with organizing a formal neighborhood association.
Says Barnfield: “The people had baen actively invalved
with the area all through the period of the Historic Pra-
servation Ordinance passage. They knew each other —
at least the homeowners — and had dealt with neigh-
borhood problems, although often on ditterent sides! |
got a small group together to form an organization be-
cause there wera funds available if we did.” Bamfield
recalls he had just purchased a badly deteriorated
house he was planning to renovate "and we had to
meet on the back porch.” The organization was formed
shortly after the boundaries were re-drawn to exclude
an area Welborn Hospital was interested in acquiring
for future expansion, .

“Very. very little money has gone for low-cost loans
to homeowners in this area,” explaing Bamnfield.
Statistics confirm this. In the four years of its existence
85 a project the Riverside Association closed anly 20
ioans {of which five were deferred payments) for a total
of $311,000. There were also some park improve-
ments.

I (Left and above) Riverside Neighborhood houses in the
rehabilitation progran,
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Urban Renewal Projects 1954-1974
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Gommunity Development Projects 1975-1979

Foerdnla 1%, Sauth e
ir=arar Park 11. Hayala®"s Corner
inat Brreel Ceapide 12 Hamr Framkl
caln-Talnut 11, Flee Houss #§ 3
Bl oprade-Bay 16, Wiklard Library
&,  Snobh RvdE o 1%. Fire Hiwa L
. Blackford"s (Frowe 16. Bee Slowak
B Riwwrgide iT. Mapla Coovre
s L 18, leighbothosd Scabllizaeicy Ares

Digmond Avenuoe

Divigion Street

jaghington Ave




ANOTHER NEW CONCEPT: COMMERCIAL RE-
VITALIZATION LINKED TO NEIGHBORHOOD

REVITALIZATION

“The biggest concern of the group from the begin-
ning was the condition of Haynie's Corner,” Barnfield
asserts. "What the association wanted to do with its
allocation was have a consultant study the kinds of im-
provements necessary to ‘turn Haynie's Corner
around’, It was definitely a major drug center.”

Marston concurs, “sixty or seventy people at a
meeting in November of 1975 voted on 16 or 17 pro-
posad alternatives for the use of funds. Haynie's Cor-
ner came up clearly number ane.”

Haynig's Comer was the third "notorious™ area of
the city about to be dealt with by the local government
through federal commonity development funds. A
neighborhood shopping district at the Southeastern
boundary of the Riverside MNeighborhood Area,
Haynie's Comer served predominantly the low and
moderate income areas to the East “In fact it feeds
several areas,” says Marston. It had become severly
blighted, was @ known drug traffic center, and was
avoided by most city residents.

A revitalization of Haynie's Corner would serve the
multiple purposes of (1) providing a better and safer

commercial center for nearby residents, {2} contnbut-
ing to the revitalization and improvement of property
values in the Riverside Neighborhood area, and {3) con-
tinue the strengthening of the Central Business District
area by improving ong of its key approaches.

Barnfield and three others formed a “"Haynia ‘s Cor-
ner Committee  and assisted with the study. “1 remem-
ber | stood in Deeg's Drug Store all day asking people
why they came there; how often: where they lived; and
all that.™ After the study, community developmant
funds were allotted to begin major impravements. This
became a project on its own, separate from the River-
side Neighborhaod Strategic Area.

The Haynie’s Cormer Commercial Revilalization
Area conzists of 8 4-block area containing approxi-
mately 20 businesses. A confusing array of streets
meeting at “the point” has been simplified by the con-
struction of the $241,000 Parrett Street Walkway as
an attractive heart of the rejunivated district. In addi-
tion, two parking lots are being contructed with
community development funds.




Several businesses have invested considerable
sums in their own redevelopment, one totaling
$160,000 and anather $85,000. "The idea is o retain
existing businesses for the neighborhood and attract
new convenience type business. R's working fast”
elaims Bob Meyers, Business Development Dfficer for
the Department of Metropalitan Development. The ex-
perience with the Riverside Neighborhood-Haynie's
Corner development helped clanfy the complex interre-
lationships between commercial and residential re-
newal in the minds of local officials.

To improve a neighborhood you've got to do
more than improve housing, {Marston concludes).
One of the important reasons peopla like to live in &n
area is convenience for shopping and services like
|aundromats, drug stores, and that sort of thing. So
when we are looking at a residential neighbarhood,
we also want to look at where they shop, and do
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things to bring businasses back, or to strengthen and

and retain the current businesses.

What developed fram this was a dual palicy: the re-
habilitation of a series of strategically salected neigh-
borhoods, with 2 ravitalized neighborhood commercial
center as an anchor or starting point for each.

The next logical place to move with a new rehab
area was the neighborhood directly east of Haynie's
Corner, which is to some degree blighted, but is a work-
able area, and one which would stratch across 1o towch,
at its Northeast boundary, the Bellemeade-Bayard
Parks District. Thus, the rehabilitation areas would be-
gin to link up.

Parrett Street Walkway and Fountain — “During” (Teft) and “After” (above).
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AN EMERGING PATTERN OF CONTIGUOUS
NEIGHEORHOOD ASSOCIATIONS:
GODSETOWN

Bafore an afficial decision could be made, the “word
got out”, and people in other areas saw what was
happening and took the initiative. Ruth Walden, presi-
dent of the Gossstown Neighborhood Association,
which got its start in 1977 tells this story:

| lived in this neighborhood except from 1958 to

1968. When | came back to town, | couldn’t believe

how badly the neighborhood had deteriorated. . |

started getting so many complaints about dirty

alleys, dirty streets. . .. | got a few people together

and said let's work together and get some of the ser-

vices wa'rafpnﬂiu dfuf ﬂ'nrlumgﬂ:t our n;lm Wn:jll, the

ward kind of spread. . .; @ lot of people wanted to go >

with us, sowe organized a neighborhood association  0%¢ @4 216 WaSknEton

and went to the Department of Metropolitan for the offices of the City's

Development (DMD). Housing Rehabilitation Ser-

They had already allocated funds; they encourag- viees program.
ed us to go ahead and form — they would help us
any way thev could.

Gooselown Festival af Haynie's Corner.




n 1377 we were recognized as 8 neighborhood
association and received some funds for alley clean-
up and & crime prevention progrem. Now, we have &
housing rehab going real, real well

The greatest thing is that people are speaking to
each other again; pecple know their neighbors now:
and they are more open 1o suggestions as fo howto
go shout getting things done.

Shortly thereafter a group known as the Southsids
Neighborhood Azsaciation, 2 district emconpassing an
area adjscent to the seuthern border of Goosetown, fol-
towed i the footsteps of the earfler groups.

In 1977 & “Goosetown Festival™ was sndertaken by
soma of the active associations and the DM office,
“to {1} have fun, and (2) attract people from through:
out the community who had & negative image of River-
side, Goosetown and Haynie's Cornar — to fet them
know they could come, enjoy themselvas and feave
without getting ripped off.™ In its fourth year, the festi-
val is self-sufficient and a “roaring success” says Mar-
ston.

Building in the same peneral near-downitowm area,
sttempting to expand the revitalized areas, OMD has
also selected an area near Bellemead-Bayard Parks —
the Lincoln-Walmt and its commercial
companion, the Lincala-Canal Neighborheed
Commercial Revitalization Project as targets for rehab
efforts in the immediate futore,

31 loans, amounting to 3505000, have already
been approved in these three new neighborhoods.

Goosetown Neighborhood house being moved
to @ vacanit ot for rehabilitation and 1o make
roor for a mini-park.

Completed rehabilitation in the Lincoln- Walnu
Neighborhopd.

AND ANOTHER NEW APPROACH:
PARTNERSHIP BEYWEEN CITY, LENDER,
AND RESIDENT

Mozt recently, the DMD office has deweloped
anather new approach to working in a neighbarheod,
This is in Maple Grove, an area just south of the South-
side Neighborhood and north of the Oakdale clzarance
&rea — continuing the buitding block process. The ap-
proach, beginning in 1874 is based on city-lender-resi-
dent coaperation. It's calied the Neighhorhood Conser-
vation Services Program.

The money for rehab really comes from property
owners, and they have to get it from landing instity-
tigns,” (explains Marston), Since the City had never
done rehab before 1375, we weren't going to get
the bank and savings and lozns into this until we had
a good track record. We started a cooperative plan-
ning process in Y978 and Maple Grove was chosen
8% the program’s fiest neighborhood.

tnder this program community development with
pay for program staff neighborhood organization
work, and public improvements, We will alse
develop & high-risk losn fund for rehab loans for
pecple in the neighborhoad who apply to lendars
and are tuned down, But what we're hoping is that
most of the work can be done through direct conven-
tional foans between local lending institutions and
property owners. This is an area where the decling
has just startad, and you want to cut it off with & re-
latively little amount of money.
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REVERSING A PATTERN: INITIATING COM-
MERCIAL REVITALIZATION BEFORE A NEIGH-
BORHOOD REVITALIZATION PROGRAM

Even as the "huilding block™ process was being car-
ried out on the Near East Side, planners had concluded
they needed to broaden the geographic base of their
operations. Comprehensive studies of the city revealed
an area on the Near North Side, between Division and
Diamond, along North Main Street, and the adjoining
neighborhoods as “ripe” for revitalization: “The
people of the North-Side are not people who come to
govemnment and say "Give us something’, so we de-
cided to start with the commercial area first.”

The Morth Main Commercial Revitalization Area
followad the pattern of the Haynie’s Comer project
with its extensive pedestrian improvéments. business
development assistance, and extensive cooperation of
businesses investing in improvements.

From this commercial point a5 &n anchar, the DMD
has looked west to Deaconess Hoapital, as another an-
chor point for a North Side residential rehab area, and
has now designated the Deaconess North Neighbor-
hood Strategic Area as a rehab district where work will
bhegin in 1980.

A different area, and a different type of commercial
center, where DMD has been concentrating some
effort, is the West Franklin Commercial Revitelization
Project: “West Franklin has the only really good stand
of 1%th century commercial buildings Ieft in the com-
munity,” says Marston.

Before commumity development funds were infusad,
somae efforts were being made to preserve the area
Prezervationist Gwen Koch worked with the West
Franklin Street Development Corporation to improve
17 of the buildings. "They didn"t know they had any
valuable old buildings, " says Mrs. Kach. "They had just
taken care of them all these years. . ; they never
changed a thing!™

West side businessmen and women were eager
for cooperation with the city. The city felt die *. .
.area had many strengths, but there were some
abandoned and some enderutilized buildings; fur-
thermore, they have to get ready for the shock of a
new West side shopping center opening in & short
time,” says Marston. “I would hope that in the naxt
three to five years that we would spread out around
the West Franklin area and do some neighborhood
revitalization. "

West Franklin median. Phase I af a commercial revitaliza-
ficrer profect.

Norch Main public improvements. Phase Iof a commercial
revitalizalion project.




THE ROLE OF PRESERVATION
IN CITY REVITALIZATION

In one vital respect, community development funds
have re-entered and become part of the cantinuing re-
witalization of the Central Businass District. This is in
the lorm of assistance 1o the preservation of the Ok
Post Office and Customhouse, which iz the
cantarpiece of the proposed Riverview Commerce Cen-
ter, and assistance to the preservation of the Oid
Courthouse, which was, years earlier. designated as
the Western anchor of the beleagurad downtown busi-
ness district.

The Customhouse was used as a public building
from the late 1800's to 1969, when its facilities were
removed to the new Civic Center Complex. it was
placed on the Nalional Register for Historic Places in
1972 through the efforts of preservationist Gwendolyn
Koch. kn 1376, Mayor Lloyd announced the city would
preserve the building. and Randall Shepard, then May-
oral Assistant, led the search for restoration funds.

Work underway in 51,200,000 renovation of the Old

Post Office,

Community development funds were added to funds
received through grants from the Depariments of Inter-
ior and Llabor, the Economic Development
Administration, and local funds to preserve the unique
building and hold it in readiness for the private devel-
opers who appeared on the scene in 1977,

Likewise the Did Courthouse, preserved and put into
use {as a meeting place and boutique-type shopping
complex) through the strenuous efforts of the private
Conrad Baker Foundation, has come in for assistance
from community development funds.




For similar reasons, as a poficy, community develop-
ment funds have been invested in one-time-only pro-
jects such as drainage programs, park development,
and fira services — all as supportive services in the
total revitalization of targeted neighborhoods.

This general strategy is the chosen one for the future,
according to DMD Director Marston, Mayor Lloyd, and
Councilman Koehler. “"Neighborhood housing, nesgh-
borhood preservation and commercial revitalization, as
well a5 historic preservation assistance are abl brand
new directions undertsken under Community

Willard Library.

Two other buildings of considerable historical
significance — the Reitz Home, located in the River-
side Neighborhood Strategic Area, and Willard Library,

an outstanding, privately-endowned, 19th-cantury-

built structure, still in active use as a library near the
downtown area, have been granted assistance through
community development bloeck grant funds. Up to
1979, $145,447 has been spent on historic preserva-
tion and $283,358 in further allocations are anticipa-
ted for the 3-year period, 1379-1981.

We feel that historic preservation i$ a very impaor-
tant part of center city revitalization. Americans are
more and more interested in these older buildings;
they are on of the few competitive advantages the
center city has over the suburbs, so let's capitalize
on & strangth. Qur etfort has been to try to strength-
en the appeal of historic houses as a magnet to pull
people back. . We have not put much community de-
velopment money, but some, as a3 supplement 1o
Economic Developmant Administration funds, as an
gconomic development stimulus, o continue and
help the process of Central Business District revitah-
zation, {Marston explains).

Development that officials see continuing,” says Mar-
ston. “Tha Act is very flexible in decision-making struc-
ture and how you set priorities. . .Our approach was a
local decision. . .in addition, it was very clear that the
Mayer and City Council were going to take a more
active role in the review. . ., and in the initiation of
ideas. .. ... this will continue,” believes Marston.

projects using Housing and Community Development
Block Grant funds for the City of Evansville:

Artist's concept of the Fire Station No. 3 under consiruction in Fulton Park.



BACK TO REDEVELOPMENT PROJECTS: OR,
HOW THINGS TAKE MORE TIME
THAN THEY DO

When Vincent Bernardin took office in 19786, as Di-
rector of the Redevelopment Commission, he was
prested by a tangle of unfinished business,
complicated by the interruptions and program chanpes
that had taken place the previous three years:

{1) The 1973 Nixon Administration moratorium

had haited three projects which had started

again amid uncertainty concerning their place in

an averall renewal plan.

{2} One residential project had been continued
* without the benefit of formerly-available federal

housing subsudies, and problems with developer

were being encounterad.

{3) A new clearance project had been undertaken

which spawned a host of divergent views asto its
eventual re-use.

{4) The Riverside Project area was being sold in
small parcels, under public pressure to re-usa the
land, even as the Commission was haunted by
the possibility that a greater potential was yet to
be realized.

{5) The Redevelopment Commission was no
longer funded through categorical grants directly
from HUD. Mostly, future funding for Redevelap-
ment Commission projects would come from the
City’s Housing and Community Development
Block Grant aliotment.

Digmond Valley Park, lake, and apartmenis for the elderly under construction.
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Diamond Vakley was one of the projects that had
continued throughout the years of change and was in
1978 in the implementation phase, of constructing sin-
gle-family units. "There was no direct subsidy for
homeowners, aithough there was an indirect subsidy,”
explains Bemardin, in that “the property was improved
and prepared for development by the Redevelopment
Comenisgion 3o the builder did not have to incur that ex-
pense and pass it on to the hameowner.”

Average costs of the 65 homes built was $30,000
according to Assistant Oirector, Neumann Sheppard.
But thers were problems. “We learned a lot of lessons
on that, as far as the reliability of a developer. We had
problems. with the developer, and really had to work

New homes consiructed in the Digmond Valley Profect.

hard at seeking responsible developers, and as a result
came out with people who did a nice job. | think that's
turmned out to be an asset to the residential segment of
our community,” says Commissioner Emge. In addition
to single-family homas, the development has 218
apartmant units completed or under construction, and
B8 more units planned immediataly. Furthermore, 140
gnits of subsidized apartment units for eldery are in
tha construction stages. The subsidy is availabie under
"Saction 8* of the Housing and Community
Development Act. Under this program a builder allots &
percantage of units 1o persons eaming less than a de-
signated income. The rents of those qualitying are then
subsidized,
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Architect’s rendering of Liberty Terrace apartments for the elderly — Project A.

This apartment building being built by the Gibbons-
Grable Company was first granted a morigage commit-
ment by HUD for a site on the Riverfront Project. When
developers Kempf and Rogers indicated an interest in
the entire Riverfront area, Bernardin was able to per-
suate Gibbons-Grable and HUD to move the apartment
complex to the more appropriate lakeside Diamond
Valtey Area. “I think that was a first,” comments a
pleased Bernardin, ™ — getting HUD to retain the com-
mittment while changing the site.”

Project A, the area first contracted for development
by the Libarty-Baptist Corporation and then forced to
redesign, had atso been halted by the moratorium, Be-
ginning again in 1974 with assistance and encourage-
ment of HUD Community Developmant representative
Jackie Schmidt, the project was once apain rejectad by
HUD on the grounds that the area was "loo impacted”
by minority and low income people.

Armed with new and more accurate facts and
figures, an army of Evansville officials convinced HUD
that the compiex of 58 one-bedroom units. After a 7-
year effort, the groundbreaking occured on Oct. 20th,
19749, "Salomon Stevenson should have a crown in
heaven for the work he's dong on that,” comments
Schmidt, echoing other officials.

Perhaps the greatest anguish on the parts of offi-
cials and citizens alike came from the Avondale Project
on the city's North Side and Project B, near the Wel-
bom Project. :
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Beginning of construction of the Liberty Terrace apartmenis — .Frijec.r A

Bath projects were begun before the moratorium of
January, 1973 — residents were told their homes
would be purchased and that they would be assisted
with relocation; therefore, it would be unwise to invest
in improvements in their homes. Years passes before
funds again became available to proceed with the pro-
jects. Meanwhile, officials debated the question of pro-
ceeding with clearance. Some residents appeared be-
fore the City Council in opposition. “The city had lost its
cradibility, because we were forced to stop in mid-pro-
ject,” explained Bernardin, ""but the people couldn’t be
expected to understand the intricacies.” The City Coun-
til directed the Commission 1o survey the residents to
see if the majority wanted the clearance to proceed. An
averwhelming majority wanted the projects campleted.
With the approval of all concerned, the Commission
proceeded with clearance in the two project areas, but
with some major changes in philesophy.

Acutely conscious of the costs of extensive site pre-
paration for future re-use, the Commission, concurring
with city officials, made the decision to clear the land
and put it up for sale, for whatever use a developar
might wish, as long as it was generally acceptable to
the Redevelopment Commissioners. Local officials
were no longer working under stringent requiremeants
from the federal government for re-use. Furthermore,
the earlier strategy of land banking for building the
stock of low and moderate-cost housing had given way
to the emphasis on the preservation and rehabing of
gxisting housing.



Several possibilities have been explored for use of
the project areas. In 1979, plans for Avondale were
being explored with two potential developers. Under
their propesal, Avandale would become available for a
Planned Unit Development with a combination of multi-
family (again Section B) units, and limited commercial
usage. "The whole combination seems to be the best
way to go, and that's what we're pursuing now," says
Bernandin.

Project B was perhaps the most contested of the ur-
han renewal projects. As the last of the clearance pro-
jects, it met with both a local attitude of resistanca 10
further clearance and a renewed interest in older,
perhaps historically significant, structures.

“Project B just shouldn 't have happened,” presenva-
tionist Gwendolyn Koch flatly states. Several
properties with documented historical significance wi-
thin the project boundary had been exempted from
clearance, but the consensus was to move with clear-
ance as a whole. “We basically cleared a blighted
area,” states Emge. "It dossn't appear to be a huge

new development — it did get rid of a bad near down-
town area.” In the spring of 1979, Welborn Baptist
Hospital contracted with the Commission to purchase
the major portion of the land. Future use appears to be
institutional and commercial.

Bermnardin “inherited” yet another project whose fu-
tre is undetermined in 1979. A small, blighted
commercial area at the corner of Lincoln Avenue and
Governor Strast, near downtown, was brought to the
attention of city officials at early public hearings on the
allocation of community development funds. The inter-
section was the scene of “loitering, vandalism and
some violence,” comments Councilman Koehler.
Citizens in the sumounding neighborhoods “wanted
something done”™ with the district, beginning with
clearance. The Department of Metropolitan
Development delegated the project to the Redevelop-
ment Commission, which had the power of eminent
domain. The structures were cleared, and initial plans
called for a neighborhood commercial center on the
site.

Mooney-Simpson bullding construcied in Project B.



Objections 1o the planned re-use ot the Lincoln-Lo-
vemor land on the part of some area residents and
some government officials led to hearings on this mat-
ter in particular, Many who testified were concerned
with what they felt was a critical naed in housing. and
they supported a housing development at this location.
A1 the time, there was no way to provide new housing
at @ cost area residents might afford. The project had to
await future, more creative efforts to find the means.
The opportunity was not long in coming, for although
there were other difficulties from the past to resolva,
new and challenging pathways were opening up for re-
newal officials.

~CREATIVITY”, OR HOW UDAG'S AND AN
ELECTRIC COMPANY CAN PROVIDE HOUSING
FOR LINCOLN-GOVERNDR

An oppaortunity for some creative linking uf projects
gccurred when Swanson-Munn Electric Company, a
business which had been a staple downtown employer
for generations, approached the city. The company
needed room for expansion, spokesmen said. They
wished to stay in the area, but if they could not axpand,
the firm would have to move.

“It's an inner-city firm,” explains Bernardin. "There
are paople who walk and ride their bikes to work, and
that census tract over the last several years has lost
more firms, more jobs to out-migration than any other
census tract in the city. . "

About this time {1877) Congress added a
companion program to the Community Development
block grant programs — Urban Development Action
Grants (UDAG'S). a kind of funding that is a return to
categorical grants, for specific projects, on a
competitive basis. Action Grant’s special featura is the
up front, firm cooperation hetween government and
busingss.

*Before” — Oakdale Project.
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Bamardin immediately saw the possibilities for ob-
taining a UOAG to purchase and clear a blighted ares
adjacent to Project A, to tha Civic Canter and to Swan-
son-Nunn, for resale to that company for expansion
“1'd followed the legislation,” he said, “and was one of
the first 10 ‘bug’ the HUD office” for this which becamea
known a3 the Minth Strest Project. Regular Comman-
ity Development funds before the Action Grant was re-
ity Development funds were usad for phase on activi-
ties before the Action Grant was received.

Accordingly, Evansville was one of tha first cities in
the country to receive UDAG funds. That was, however,
anly hall of the story. Proceeds from the sale of proper-
ty purchased with UDAG funds may be used for subsidi-
zing low and moderate income housing in a commaunity.
Bernardin has devised a tentative plan to subsidize
mortgages for a hoped-for housing development in the
nearby Lincoln-Governor Project. HUD has given full
support to the propasal.

On the southarn end of the city lies a neighborhood
now connected with the overall revitalization area
through its common border with the association of Ma-
ple Grove. For many yaars, residants of this area, led by
citizen Helen Robinson, have been going to the city
seaking assistance for their neighborhood, Dakdale.

*Afier™ in Phase | — Oakdale Profecy.

“It seamed like it was always "Oskdale, you're
next’,” says Bermardin. Finally Dakdale’s turn has
come with the commitment of Mayer Loyd and Metro-
politan Developoment Director Jeff Marston, And with
it, another experimental renews! program. "It saems
that many of these people feel a great attachment to
their neighborhood. They want it improved, but thay
don't want to leave,” observes Emge. Tha Commission
is ettempting to accamodate this desire. After survay-
ing the ptans for Oakdale, Councilman John Caldwell,
pastor of 8 church in the immediate neighborhood, con-
cluded: "1 think you're going to save the neighborhaod
— which would otherwise be lost.”

The concapt is 1o blend all of the phases of rede-
velopment into one, so that they are going on sim-
taneously. (explains Barnardin). In some cases you
have to do the entire project in separate phases —
in this case you don't

The concept in Dakdale is to acguire 2nd do site
improvements in sections where you can do it now.
Dakdale lends itseff to this. We will be building
homes this summer, (1373) and wa hope, that with
the cost of the land writtan down, we can get them
into some nice new homes, only & biock away,
before their's are torn down.
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Thers e some proflems with repraes: we haps
we can get rejucation benelits raized. 11's an admt-
strative mighlmare; agquiing property, miceating
people, dealing with all kinds of contraetors — bt
wer want t Iy

CONCLLUSION

“Wa want te Iy seems te hava heen the refraan of
renewal and community developmenta! officials of s
stripes, philosophias &nd pofilical parsussigng wim
hava pu! & hand to re-creating the wom-gul parts of the
eity ouer the past 25 yaord. The result has been (1] a0
unrelenting afack on hiight, substandard housing, and
taggieg business. {2} a Jong list of firsts in the use of
taderat programy, and {3} & number of auccesses of
vartous kinds, brom the Walkeay to the rehab program,
which have become medels for other eilies.

Prasent 23 8 close observer throughout most of The
25-year histary, actively ivvolved Jor 12 years. wsually
behind tha scenas, with ideas. assislance ant vaiued
rechoical sdvice. is HUD rggrasantalive Jackie
Schmidt. Bismissing cominents of gratilude Ffrom & inay
fiel of pHicials. Mz Schmigt expiming thal she “hade't
heen that much involvad in decisions — when things
gel going | encourage pacple 1o siay i 2nt keep ask-
kg™

“kt i inderpsting 1o see from this point,” she adds,
"all that got started — to $8e things done years 2o, ..
that stHl louch people’s bives.”



Appendix |

This tweanty-five year survey of Urban Renewal and
Community Development in Evansyille was prepared by
g research team from the University of Evansulle, Tha
Project Director was Donald M. Freeman, inglehsart
Professor of Politicel Science and Public Policy. The
principal Research Associate on the project was Berta
Hammerstein. John Farrar served as 8 Research Asso-
ciate for four weeks, primarily as an interviewer, Pear
Durkee handled communications and served as typist
for the project.
~ The methedology of the study would best be describ-

gd a3 historical and analytical. That is. the stedy in-
cledes the full historical record, but that record i3 sup-
* plemented with analysis and interpretation of events.
- We have tried to identify the catalyst for an event o
* trand: we have noted major program shifts, the emer-
. gence of new concepts in pragrams, and we have iden-
- tified several overall strategies adopted by the policy
- makers during the twenty-five year period.
. Many of the standard historical records have been
i consufted, inchuding: minutes of policy-making bedies,
*‘newspapars, spesches. published works, reports of the
" Redevelopment Commissian and the Depariment of
. Metropolitan Development, and data pertaining to
* fending pregrams, However, these traditional historicat
" sausces are not central to our study and its findings. We
~ have relied very heavily on in-depth interviews with pu-
““blic officials, members of advisory committess and
* boards, and with the key actors who have contributed
to Evansville's renewat and development efforts during
the last twenty-five years. This iz primarily an aral

The research offort was formally plannad in stages
which can ba described as follows:
i. Research team meeting with Jeff Marston and
selected staff from the Depactment of Metropoli-
tan Developmant for an erientation end brisfing
on programs and agencies rasponsible.
il. Resaarch team tour of projects: arientation to
the physical location of projects.
lil. Preparation of two working memaranda:
1. Preliminary Working List of Urban Renewal
and Community Development Projects, with
brief descriptions and dates.
2. Preliminary Working List — Panel of Informed
Persons.
V. Sobmission of the preliminary working lists
1o a smail panel of highly informed parsons. The
zix member pane! was asked to comrect errors on
the lists; to add projects or events we had onit-
ted: and to add names to the “panel of informed
parsons”.

¥. The working memeranda were revised in light
of corrections made by the panel.

V. Each member of the panel of informed
persans was mailed: (1) a cover letter explaining
tha project in full and requesting their coopera-
tion in an interview, (2} the revised list of pro-
jects, and {3} a list of &l persons to be interview-
ed.

ViI. Interviews foflowed as quickly as possible
after the mailing, but the interviewing phase con-
sumed better than a month of our time. There
was no structured interview schedule, Interview-
ers asked respondents to consuit the fist of pro-
fects and to talt us all they know about them, in-
eluding: How the project got started? Why the
project was selected? Who the key participants
were? and What went right and what went
wrong? Soma interviews lasted more than an
hour, the interviews were taped and later tran-
scribed for use by the research team.

VHi. Writing. aditing, typing of the study.

JeHf Marston and his staff helped the research team
in selecting the photographs and other exhibits inchud-
ed in the study. We acknowledge Mr. Marston's closs
cooperzlion and assistance throughout the project.
Many of the photographs used m this study were taken
pspecially for this publication by Donald €. Goodaker.
We also acknowledge the assistance of ali those per-
sons listed in Appendix IE; the study iz really thew story,
which we have woven inta the larger stery. We have
heen careful to avoid eror in quoting cur respondants;
it we have failed, we beg the understanding of the of-
fended panefist. A few of owr raspondents have asked
that their interviews not he made available to others,
but the transcriptions of other interviews will be avail-
able for secondary analysis in the archives of the Wil-
fard Libsary,




Appendix
Panel of Persons Interviewed and Positions
During Period of Association with Projects

Raymond A. Anderson
Executive Director, Evansville
Redavelopment Commission 1962-1974

Ray W. Arensman

Professor of Economics

Wniversity of Evansyille

Larry 5. Barnfield

An Organizer of Riverside

Meighborhood Association

Vincen! Bernardin

Exacutive Director, Evansvilie
Redevelopment Commission, 1976-1979

John Bermy

Commissioner, Evansville
Redevelopment Commission

F. Wesley Bowers

Lagal Counsel for Evansville
Redevelopment Commission

Nay Broerman

Commissioner, Evansville
Redevelopment Commission

Rev. John Cabdwell

Comman Council, City of Evansvilla
J. William Davidson

Mayor, City of Evansville, 1958-1353
P E. Drachman

Commissioner, Evansville
Redevelopment Commission

N. Keith Emga

Commissioner, Evansville
Redevalopment Commission

James E. Fialds
Executive Director
Evansville Future, Inc.

Morman A. Gerth

Commissioner, Evansville

Redevalopment Commission

William G. Grief

Executive Director, Evansville
Aedevelopment Commission, 1956-1358
Legal Counsel for Evansville
Redevelopment Commission; first director
of Evansville Future, Inc.

Walter A. Hopkins

An Organizer of Bellameade-Bayard Parks
Neighborhood Association

Gregory G. Kempt

Developer. Riverview Commerce Center
Harriet Kimmel

An Organizer of Bellemeade-Bayard Parks
Neighborhood Association

Roger N. Klassy

Commissiones, Evansville
Redevelopment Commission

Gwen Koch

Preservation Leader

Dawid A. Koehler

Commaon Council, City of Evansville
Russell G. Lloyd

Mayor, City of Evansville, 1372-1373
Juffrey Marston

Executive Director, Deparimeant of
Metropolitan Development, 1974-1373
Frank F. McOonald

Mayor, City of Evansville, 1360-1371
Richard E. Meier

Community Leader

Morton Newman

City Attorney duning H. 0. Roberts
Administration

Joe 0'Damiel

Community Leader

Henry 0. Robers

Mayor, City of Evansville, 1952-1355
Jack Rogers

Developer, Riverside Commerce
Center

George H. Schenetzke, Jr.

Member, Citizens Advisory Committes
for Community Development

Jackia Schmudt

Department of Housing and Urban
Development

Randall Shepard

Mayor's Assistant, City of Evansville



Neuman Sheppard

Assistant Director, Evansville
Redevelopment Commission
Dwight Srith

Staff, Evansville Redevelopment
Commission :

Denis Stallings
Commissioner, Evansyille
Redewelopment Commission
Solemon Stevenson
President, Liherty Bagptist
Association

Ruth Waldan

An Depanizer of Goosetown
Neighberhaod Association
Judy Witte

An Organizer of Riverside

- “MNeighbgrhood Association
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Appendix It
Urban Renewat and Community Development Projects
1. Midtown Industrial Park — old High Street ares.
Initiated 1953, stalied waiting for state enabling begis-
tation and court test, Re-started 1958 — first project
started and first project completed undes federal urban
renewal funds in Indizna. 22 acres. Blighted, mostly re-
sidential, adiacent ta central business district. Gonvert-
ed to commercial and fight industry, Completed. Evans-
vile Redevelopment Commission {ERC).
7. Riversids Project — clearance of riverfront, 29
acres hlighted commercial and warehouse district. bni-
tiated December, 1962, still in progress with current
Riverview Commerce Center, ERC.
3. Welbarn Madical Center — clearance of blighted
residential and commercial area. 20 acres, adjacant i
Welborn Medical Complex Initiated May, 1983
Completed, ERC.
& Parkside Terrace — ofd Villa Sites, 67 acres se-
verely hiighted residential area on Southeast side. Ini-
tiated 1965. Entire area redeveloped under master de-
sign to include single-family and apariment residential
{all subsidized) and park. Completed, ERL.
5. Diamond Vallay — former Beverly Heghts, blighted
sesidential area on North Side, nitiated approximately
1869, under Neighborhood Develapment Program, 57
acres. Master design for redeveloped area inchades sin-
gle-family and multi-tamily residential {partiatly subsi-
dized) and park. Private development in progress. ERC.
B. Project "A” -— Blighted, mostly residential area ad-
jacent to Welbarn Madical Center. 8 acres. tnitiated ap-
proximately 1970, A small section of the cleared land
was 10 sobd to Welborn Madical Center; the balance
was sold 10 a not-for-profit corporation {Liberty Baptist
Association} for construction of o faderally-assisted.
housing for elderly project. The housing project is in the
final, faderal review stage prior to construction. (Begun
under Neighborhood Development Program.} ERC.
7. Central City Project — 30-block Cantral Business
District in detariorating condition. First federal funds
invalved Master Plan for revitalization developed in
garly 1960"s. Initiation of revitalization in 1963 under
Meighborhood Development Program, continuing with
combination of local and fedaral cooperation culminat-
ing in Downtown Walkway. The Citizens National Bank
Buifding, which will be a component of the Riverview
Commerce Center. will be constructed on Central City
Project land. Urban Development Action Grant for ini-
tial construction approved. ERC.
2. Preject “B” — Blighted, mostly residential area ad-
jacent to Project “A" and Walbern Medical Center, 21
acres, Clearad, for institutiona! and commercial deve-
lopment. Initisted in 1372, but delayed by moratorium.
Clearance completed, one building under construction,
remaindar under contract to Welborn Hospital, £RC.
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9. Avondate — Blightad, sparsely populated area adja-
cart to Diamond Valiey, 75 acres, Initiated approxi-
matety 1872, but dalayed by moratorium. Cleared, pro-
posed as Plaaned Unit Devalopment for multi-family
and limited commercial usage. Still in progress, ERC.
10. Lincotn-Governor Project — Blighted, mixed com-
mercial and residential area. Initisted approximately
1974. Cleared, proposed as residential with some com-
11. Downtown Parking Garege — Initiated
approximately 1976, Pert of Central City program.
Completed. ERC,

12. Rinth Street Project — Removel of several homes
and businesses in blighted area adjatent to Swanson-
Nuns Electric Company and close 1o other redevaloped
argas. Land 1o be redeveloped and the majos partion
sold to Swanson-Munn for that company’s expansion
with the remairder being sold to Snyder Buick. Initiated
in 1977, Now in propress. City ene of first to get Urban
Devslopment Action Grant for this project. ERC.

13. Bellemeade-Bayard Parks Strategic Area — First
neighbothood revitalization project in Evansviile;
signalted major new commenity development concept.
Rehabilitation of neighborhood through variety of im-
provements directly to area and administration of fed-
eral low-cost home-improvement loans. Improvements
made with Community Development funds. Under
Department of Metropoiitan Development {OMDj. Co-
operation with neighborhood association. Initiated in
1875. In progress.

14. Riverside Neighborhood Strategic Arsa — fehe-
hilitation of downtown First Street residential area
through sama type of program as Number 13. Initiated
1976, I progress. OMD.

15. Goosstown Meighborhood Strategic Area — fe-
hebilitation pian for area serrounding Haynie's Gomer;
same type of program as Numbar 13, lnitiated in 1977.
I prograss. DMD.

16. Southside Naighborhood Strategic Area — Reha-
bilitation plan similar 10 plan deseribed in Number 13.
Proposed in 1378, DMD.

17. Oakdale Project — New concept, involving clear-
ance, ralocation and residential development, Initiated
in 1979. ERC.

18, Deaconess-North Neighborhood Strategic Ares
— Proposed rehabilitation undar same plan as Number
13 for 1980, DMD.

19. Haynie's Cornes Neighborbood Commerciel Revi-
talization Projact — Initiated in 1975, kn progress. Im-
provemants to afea under community develapment
fupds: assistance to businesses. Initiation of new.
multi-faceted approach to neighborhood development






