(A) RESTIDENTIAL QUALITY

Practical standards have been developed in recent years
for objective measurement of the quality of existing residen-
tial areas. Four factors which are considered to be indicative
of residential quality in Utica are Age, Density, Rental Value
and Home Qwnership.

These four factors do not individually indicate the
quality of living conditions which prevail. The coincidence
of age, density, rental value and owner-occupancy, howsver,
indicates residential quality. They also reflect neighborhood
conditions such as congestion, noilse, smoke, fumes, odors, and
other hazards due to industrial development and modern traffic;
and lack of maintenance which ensues In the shift from owner-

occupancy to tenancy.

Age of Dwellings.

The age of dwellings is of great importance in measur-
ing the quality of residential areas, Many old dwellings are
well built, have been carefully maintained, are provilded with
adequate sanitary facilities, and good neighborhood conditions
prevail. It is true, however, that age of dwellings is one of

the important factors in defining the quality of a residential aresa.

For this analysis, the dwellings in each block are
classified by the percentage in certaln age groups as shown

on Plate number 335.

Addition of the number of blocks in each group shows
that the dwellings in 231 blocks fall in the "very old" group;
that dwellings in 264 blocks fall in the "old" group; that dwellings
in 165 blocks fall in the "medium'" age group; and that dwellings
in only 54 blocks fall in the two "new" groups where bullding

occurred sincs 1930.

Density of Residential Development.
The density of development 1s another important index

of the quality of residential areas. Nline different density

groups are indlcated on Plate number 34,
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The greatest densitlies occur between Broad and Eliza-
beth Streets in the viecinity of Park Avenue and Mohawk
Street; in the Columbia, Lafayette and Oriskany Street West
section, along Lincoln Avenue and in the vicinity of Onelda Square.

Approximately 3,600 persons live in 39 blocks where the
area per family is less than 750 square feet. Over 4,000 persons
live in 23 blocks where the area is 750 to 1,000 square feet per
family., Thus, there are 7,600 persons living in 62 blocks where
the average residential area is less than 1,000 square feet per
family.

Approximately 15,000 Uticans live in residential density
conditions of 1,000 to 1,500 square feet per family.

Forty thousand persons live in 214 blocks where the
average area per family is betwsen 1,500 and 2,500 square feet.

Twenty thousand persons live in 108 blocks where the
average density per family 1s between 2,500 and 3,500 square feet.

Twelve thousand persons live in 139 blocks where the
average density per family is between 3,500 and 5,000 square feet.

Seven thousand persons live in 93 blocks where the
average density per family is between 5,000 and 7,500 square feet.

The average density per family in the other 89 resi-
dential blocks is in excess of 7,500 square feet. Only 5,600
Uticans live under these more generous conditions.

Rentals,

Rentals are useful indices of variations in residential
quality. Differences in rent are not only a ready measure
of differences in structural quality and services, but also
of neighborhood influences, of light and air, and many in-
tangible social factors which Influence the relative desirability
of different areas for residential nses .

" Almost invariably, very low rent prevalls in areas
where basic facilities are nct provided and whe re nelghborhood
conditions are detrimental .to the health, safety, morality and
welfare of the residents. Above this level of very low
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] rent, there 1is progressive improvement in structural conditions,
b privacy, density and neighborhood factors until a level is

reached where basgic facilitles are provided and high rentals
reflect degrees of extra services, luxury and prestige.

Plate Number 35 shows the average residentlal rentals,
by blocks, prevailing in Utica in 1940. These rentals may seem

out-of-date for use in 1948 studies. They are, however, the

only comprehensive data available., 1In addition, rent control
has been in effect since 1942, and there has been no general
rent increase in Utica since that time. Regardless of
individual increases which have occurred, the city-wide pattern

of rental values would seem to be similar to the pattern of 1940,

It is significant to analyze the extent and distribu-

tion of these rental groups.

Seventy four of the city's 791 blocks, with a popula-
tion of some 12,000 persons, are included 1in the very low

rent group.

More than half of Utica's developed residential area
(431 blocks) was blanketed by dwellings renting in 1940 for
between 15 to $30. Some 63,000 persons live in these 431
blocks.

The rental group from $30 to $50 per month in 1940
included 206 blocks, in which 27,000 persons now live,

Seventy nine blocks iIn Utica had average rentals per
family of over $50 per month., The population living in these
blocks 1s about 5,000 persons,

In 1940 the average monthly contract or estimated rent
in Utica was $26.44 per month,

Owner-Qcecupancy

The extent of owner or tenant occupancy in a clty or
neighborhood is a significant factor in determining the quality

of the residential areas.

The 1940 census of Housing shows that 31.7 per cent of the
city's dwelling units were owner-occupied. Home ownership in-
creased to 37.2 per cent by 1948, and the pattern of owner-

occupancy ls shown on Plate Number 36,
- 85 =



In 40 of Utica's 791 residential blocks less than
' 10 per cent of the homes are owner-occupied, and in 161

;iblocks less than 25 per cent are owner-occupiled.

: In 304 blocks, or 38 per cent of the residential
. blocks, between 25 and 50 per cent of the homes are owner-

| occupied.

Quality of Residential Areas
. In order to determine the quality of each residential
i block in Utica, numerical values or deficlency scores are
used to indicate different degrees of age, density, rental
value and owner-occupancy. The sum of these values for each
block indicates the residential quality, as shown on Plate
| Number 37.

For example, those blocks where the dwellings are

new, where the density is low, where rental values and

percentages of owner-occupancy are high, have no deficlency
- score and are stable residential areas. Conversely, those
y blocks where the dwellings are old, where the density is high,
. and where rental values and the percentage of owner-occupancy
.j; are low, have high deficiency scores and are blighted residen-
tial areas. A block of new apartments, having a density which
conforms with the multiple-family district regulations of the
proposed zoning ordinance, and having high rental values
i but a low percentage of owner-occupancy, would have a compara-
e tively low deficiency score, The block would show as a good
¥ residential block, but not as high in quality as an area of

new, single-family, owner-occupied homes.

There are 791 residential blocks in Utica, Fifty-four
of these blocks are-Blighted residential arsas; 336 blocks are
Substandard, 247 blocks are suiltable for Conservation, and
154 blocks are Stable,

Blighted Areas

As used in this study of residential quality, blighted
areas are those 1n which there is the coincidence of olg age
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lof dwellings, excessive density, low rentals and a low
,peroentage of owner-occupancy. These condltions indicate
fresidential condltions which are detrimental to the health,
safety, morallty and welfare of the occupants.

2 This study of quality points to a concentration of

' plight in the blocks lying between the 0 & W, and D. L« & W.
! Railroads bounded by Schuyler Street on the west to Court

| street on the south; and from Whitesboro Street to Columbla
{street east of Pay Street. Another area showing a concentra=-
b tion of blight lies adjacent to Second Street and Third

| Avenue between Mary and Catherine Streets. Several blocks
:?at Oneida Square show the characteristics of biight and others
! are on the verge of being blighted. It 1s estimated that

J B,700 Uticans live in 54‘blocks‘which'éfé pfedbﬁinéptly

N The treatment recommended for Utlca's blighted area 1s
as follows:
(a) Apply standards for habitable dwellings as
the minimum which will reasonably provide for
the protection of public health, safety,
morality and the general welfare.
¥

(b) Make a detalled survey of each blighted area
" dwelling, to evaluate basic deficlencies in

facilitles, maintenance and occupancy as
described in the minimum housing standards.

(¢) Upon determination by the building inspector
that a dwelling does not conform with minimum
standards, the owner is notified of the basic
deficiencies and allowed a reasonable time in
which to remedy the conditions specified. T If
a dwelling structure is found to be unsafe and
dangerous to the lives of persons, and if the
cost of repairs is prohlbitive, the building
inspector shall condemn the structure and
require its removal.

RN

Substandard Areas

Substandard residential areas are those in which the
0ld age of structures, density of families per acre, below
average rental value, and low percentage of owner-occupancy
combine to produce unsatisfactory residential conditionse.
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In the city of Utica, 336 of the 791 blocks show sub-
} gtandard residential conditions. Thig represents 42,5 per
f cent of all the blocks. Even more serious 1s the fact that
57,500 of Utica's people 1live in the substandard blocks.
Certain corrective measures must be taken %o prevent
or retard further deterioration of existing areas of sub-
standard housing. These corrective measures concern
individual dwellings and neighborhood environment.,

The first is to apply minimum housing standards

which will correct, or cause the removal of, individual
structures which are found to be unsafe and dangerous and
thereby constitute a center for the growth of blight.

Next, is to apply zoning regulations zealously in
order to eventually remove non-conforming uses from resident-
ial neighborhoods and to prevent introduction of new ones.,

Another corrective measure is to establish a system
of Major Streets which will channel traffic on certain
streets which are designed for the purpose; and deter use
of streets within neighborhoods for any but local traffic.

Neighborhood improvements such as parks, playgrounds,
modern public schools and shopping centers are algo important
elements in improving and stablizing a residential neighbor-

hood .,

In spite of corrective measures outlined above, some
portions of the substandard residential areas must be con-
sidered for redevelopment at an early date. The location and
extient of redevelopment necessary will be shown by the class-
ification of residential structures as proposed in the
minimum housing standards. An example of redevelopment of
8 gix-block area in Utica is shown in a later section of this

report.

Conservable Areag

Those areas in which the major portion of the housing
1s of medium age, where there is average density, and where
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:rentals and owner-occupancy are above average are indicated as
. needing conservatlon. Definite measures should be taken to
I protect and malntain these areas which are located, in gensral,

irmediately adjacent to the West Shore Railroad from East
to South Utica, and in scattered areas in West and North Utlca.

A total of 247 of the city's 791 residential blocks are

included in the conservable area.

Unified neighborhood actlon is suggested to prevent
deterioration of these areas for they are fertile ground for
the infiltration of substandard conditions. Such conditlons
may take the form of increasing densities by conversilon of
existing structures to provide additional dwellings, lmproper
continuation or introduction of non-conforming uses, or
neglect of maintenance of properties to the extent that they
become & nulsance. :

Minimum housing standards should be applied to
eradicate any spots which indicate substandard conditions,
zoning regulations should be carefully followed; and
residential areas should be relieved of traffic congestlon,
hazards and noise by designation of major streets for through

traffic and minor streets for local traffic.

Sﬁable Areas

Those districts in which the major portion of the
dwellings are of good quallty and of high value for residential
purposes, and which may be expected to give many more years
of use are referred to in this study as Stable Areas. They
are concentrated in South Utlca, in East Utica near the
Parkway, and in small portions of North and West Utica.
Single-family dwellings predominate in the Stable residential
areas. A btotal of 154 blocks out of the 791 1n Utica are

included in this grouPe.

Measures suggested for the preservation of the good
quality of stable residential areas include strict enforce-
ment of the zoning regulations in regard to uses and helghts

permitted and minlmum areas required. There are a few local
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| areas of very poor gquality in the stable areas which should be
. oxamined and required to conform with minimum housing stand-
ards. In addition, traffic congestion and hazards should be
prevented by designation of major streets for through traffic,
thus reserving the local streets for local trafflc. This

kind of street pattern is, in fact, partly responsible for
these better neighborhoods, for the newer gubdivislons have

. been designed generally to provide collector and local streets.

Summary of Residentlal Quality

The Diasgrammatic Pattern of Residentlal Quality on
Plate Number 38 shows that Utlca has a comparatively small
blighted residential area, but a large area of substandard
residential development. The band of good residential
area sultable for conservation is an important part of
Utica's housing resources and needs increased profection to
prevent extension of the ad jacent substandard conditions.
The residentisl areas of high quallty are in the newest

and most remote portions of the city.

Mesasures for treatment of each type of residential
guality have been discussed in preceding paragraphs, and
include application of minimum housing standards, zoning
regulations and development of a major street system. 1In
addition to use of these technical and administrative
processes, citizen group action through Neighborhood Improve-
ment Associations can be effective in protection of areas of
good residential quality. An individual's efforts to preserve
and enhance the character of his neighborhood may be in-
effective, whereas organized group action may improve
neighborhood appearance, safety and stabllity.

(B) PROPOSED COMPREHENSIVE HOUSING PROGRAM

Protective Measures and Minimum Standards

The City Plan and Zoning. Utica has availlable several
effective measures for improving and maintaining the
quality of housing. One of the most comprehensive of these
measures is the new City Plan. Its stated objective 1s to

gulde the orderly and officient growth of the community.
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