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“Vacant, abandoned, and substandard properties impose costs on neighbors,

on communities, on local governments, and on society.”
(September 2011 Vol. 34 No. 8 Zoning and Planning Law Report)!

L. INTRODUCTION: PURPOSE OF STUDY

In an urban setting, neighborhoods are the building blocks of a community? and “a network of
interrelated physical and social elements.”® Residential neighborhoods are typically places
where individuals and families reside, where children play and go to school, where people shop
for groceries as well as basic necessities and services, and where day-to-day living happens.
Larger urban neighborhoods may provide employment opportunities. The health or distress
level of a neighborhood impacts the health or distress level of individuals and families residing
therein, and vice versa. This study/paper explores factors that contribute to neighborhood

stability and distress in communities generally and particularly in Roswell, New Mexico.

As an urban planner, this author began to ask questions about the City of Roswell’s
neighborhoods. Why does one neighborhood look so beautiful with manicured lawns and
maintained homes and is a place where people feel safe walking at night and know their
neighbors? Why is it that other neighborhoods and residential blocks feel just the opposite?

Why are some properties virtually devoid of vegetation except for weeds, and many properties



are either vacant or ravaged by time? These observations induced this author to answer these
questions through this research project and establish a legacy of advocacy for neighborhood

revitalization, infill development, and empowerment of residents in the City of Roswell.

Programs that contribute to neighborhood improvement, planning, revitalization, resiliency,
engagement, and empowerment of neighborhood residents can be employed to stabilize and
revitalize neighborhoods. The importance of stable and sustainable neighborhoods cannot be
underestimated. Viable neighborhoods contribute to a municipality’s overall tax base and the
health and well-being of residents, families, and the community as a whole. In Lincoln Institute
of Land Policy — Policy Focus Report “Legacy Cities,” Mallach and Brachman identify
“Sustaining viable neighborhoods,” as one of six “key elements of revitalization™* of

communities.

To investigate factors that contribute to neighborhood stability and distress, this study/paper

reflects on the following; it:

e Defines and explains a structured approach to assess neighborhood conditions;

e Describes a holistic intervention strategy to support the rehabilitation of “destabilizing”
neighborhoods in Roswell, New Mexico; and

e Proposes policy and resource recommendations to improve destabilizing and distressed
neighborhoods through investment and empowerment of neighborhood residents.

This study/paper is organized into the following sections to explore these components.

Significance of the Study/Paper in Section II discusses how the study will benefit the City of
2



Roswell, New Mexico and provides a general understanding of transitioning neighborhood
changes that can be applied to other communities. Methodology in Section III discusses the
development of this study as a guided research project that includes two literature reviews,
demographic data, and this author’s professional participation in the City of Roswell, New
Mexico’s development issues. Section IV features a simplified diagram that identifies four basic
neighborhood types and offers a discussion of definitions and concepts used in the assessment
of neighborhoods. A brief Historical Context of the City of Roswell’s settlement pattern and
economy is offered in Section V followed by the city’s Social and Demographic Context in
Section VI. Section VII highlights Intervention Strategies and Concepts for Neighborhood
Vitality and Stabilization through a review of literature and ideas by this author. As the study
evolved, certain key issues facing Roswell’s Neighborhoods required clarification as outlined in
Section VIII. Section IX proposes Recommendations for the City of Roswell that can be applied
to other communities. The study concludes with Section X and includes some unanticipated
findings. Following the Bibliography, a more in-depth discussion on Affordable Housing in
Roswell, New Mexico is provided in Appendix A. The table in Appendix B provides national,
state, and local resources that the City of Roswell and other communities can explore and adapt

to strengthen existing neighborhood programs or start new ones.






IL. SIGNIFICANCE OF THE STUDY/PAPER

Urban dwellers have the right to live in healthy, stable neighborhood environs. A basis for this
premise may be found in Article 25 of The Universal Declaration of Human Rights (UDHR)
(General Assembly Resolution 217 A) proclaimed by the United Nations General Assembly on

December 10, 1948 in Paris.

(1) Everyone has the right to a standard of living adequate for the health and well-
being of himself and of his family, including food, clothing, housing and medical
care and necessary social services, and the right to security in the event of
unemployment, sickness, disability, widowhood, old age or other lack of livelihood

in circumstances beyond his control.

(2) Motherhood and childhood are entitled to special care and assistance. All
children, whether born in or out of wedlock, shall enjoy the same social

protection.’

The significance of this study is associated with understanding the key characteristics of stable
neighborhoods, exploring causes and costs of distressed and destabilizing neighborhoods, and
proposing re-stabilization strategies. As a tool to initiate assessment and discussion of Roswell’s
neighborhoods, this study is intended to assist the city’s administration, organizations, and the
residents themselves in devising a holistic and strategic approach to revitalizing and re-

stabilizing neighborhoods.


http://www.un.org/en/ga/search/view_doc.asp?symbol=A/RES/217(III)

Over time, many properties have become uninhabitable, vacated, or abandoned. In order to
improve the community, it has been necessary to condemn and demolish several of these
structures. Between 2014 and 2017, of the 209 derelict residential structures demolished, the
City demolished 96 units and placed liens on these properties in an attempt to recover costs of
demolition and cleanup. Private property owners demolished 113 units and took advantage of

the City’s Clean and Safe program.®

Table II-1: Number of Residential Structures Demolished 2014-2017 in Roswell, New Mexico

Year Structure Demolished # Residential Structures # Residential Structures Total # Residential
Demolished by Property Demolished by City with Structures Demolished
Owner Lien Placed on Property

2014 37 30 67

2015 19 33 52

2016 41 18 59

2017 16 15 31

TOTALS 113 96 209

Demolitions are often necessary to remove unsafe and uninhabitable structures. Unsanitary
conditions and dilapidation caused by property abandonment, hoarding, drug use, and criminal
activity have resulted in city action to condemn and demolish substandard and dilapidated
structures deemed beyond repair. However, the resulting vacated lots and cleared parcels are
contributing to a sense of loss, hopelessness, and further destabilization of some neighborhoods.
This study/paper provides strategies to improve neighborhoods with such vacant lots by placing
such lots into productive use either in the real estate market, in a land bank, or employing

concepts used for vacant land in “shrinking cities.”



Stable Neighborhoods are valuable assets to communities. Recognizing the signs of
Destabilizing Neighborhoods and Distressed Neighborhoods will enable municipalities to direct
appropriate intervention strategies and resources to prevent further dilapidation; strategically
condemn and demolish structures beyond repair in conjunction with forging revitalization
partnerships; and proactively engage residents, businesses, school districts, and organizations as
critical resources in designing and implementing positive neighborhood projects and

interactions.

As oil and gas extraction activity increases in the Permian Basin, Roswell has begun to
experience a tighter real estate and rental market. Seventy-six miles away in Carlsbad, New
Mexico, single rooms in homes are renting for over $500.00 a month, people are setting up RVs
on properties without permitting, vehicular traffic congestion is significantly increasing, parking
spaces at shopping centers are at a premium,’ and realtors call the next person in line on waiting
lists instead of placing “For Sale” signs on properties. Residents in Carlsbad and Artesia seeking

relief from the “Oil Patch” rigmarole are looking for properties in Roswell to purchase and rent.

In order to prevent the helter-skelter development plaguing many municipalities located in

heavily drilled locales, Roswell has an opportunity to proactively assemble infill parcels for
revitalization and create new subdivisions and neighborhoods in the Old Municipal Airport
(OMA) area while simultaneously implementing best practices to create pleasant, walkable,

successful, sustainable, beautiful, and desirable neighborhoods designed with defensible space



to deter property crime. While “creating neighborhoods and places worth caring about,” the City
of Roswell has an opportunity to capitalize on the City Manager’s public forums effort and try
innovative civic engagement platforms to empower long-time and new residents to interact in

positive ways to ensure the success of existing, emerging, and future neighborhoods.

It is hoped this study/paper will serve as a foundation for the City of Roswell and other
municipalities and their administrations, residents, businesses, economic development
corporations, school districts, and other organizations to grasp the importance of stable
neighborhoods. In order to have successful neighborhoods, municipalities must do the

following:

e Proactively allocate time and resources to assess neighborhoods;
e Take the next step to develop strategies to preserve and revitalize neighborhoods; and

e Perform implementation.

Communities may adapt the Matrix below as a reference tool of indicators to understand and

assess neighborhood conditions.



Stable Neighborhood

Infrastructure (i.e. Sidewalks) Exists & Maintained
Neighbors Know Neighbors

Properties Maintained

Cultivated & Maintained Yards & Landscaping
High Rates of Community Involvement

Stable and/or Higher Income Levels

High Home Ownership Rate

Long-term Renters in some communities

Low Rate of Property Turn-Over

Pay Less than 30% Income for Housing Costs
Higher Education/Skills Attainment Levels

Low Crime Rate

Feels Safe to Walk in Neighborhood Day & Night
Bicycle Routes & Facilities Provided & Maintained
Higher Walkability

Increased Life Expectancy

(Note: This list does not automatically preclude lower income
neighborhoods from being categorized as Stable)

Destabilizing Neighborhood

Infrastructure (i.e. Sidewalks) Missing/Not Maintained

Change in Residents, Renters Moving In

Predatory Landlords Purchase Properties

Some Properties Not Maintained, Some Abandoned

Some Landscaping Not Maintained/Weeds/Dead Trees/Trash/Junk
Trespassing on Vacant Properties & Land Increases

Increasing Renter-Occupied Rate

High Rate of Single-Parent Households

Some Pay More than 30% Income for Housing - Cost Burdened
Some Lower Educational/Skills Attainment Levels

Increase in Crime Rate

May Feel Safe Walking during the Day, may not feel Safe at Night
Long-time Residents Discouraged & Frustrated

Re-Stabilizing Neighborhood

Public / Private Investment

Infrastructure (i.e. Sidewalks) Installation & Maintenance
Neighbors Begin to Meet Neighbors - Clean-ups, Block Parties
Neighborhood Watch Re-energized or Started

Empowerment of Residents through Civic Engagement
Property Maintenance & Improvement Increases

More Yard Maintenance & Landscaping Improvements

More Homes Rehabbed for Home Ownership

Infill Development Occurs — New Homes Built

Increases in Income Levels

Financial Literacy Improved

Programs to Help First Time Home Buyers

Pay Less than 30% Income for Housing Costs

Higher Education/Skills Attainment Levels

Increase in Entrepreneurial Skills and New Businesses
Reduced Crime Rate

Feels Safer to Walk in Neighborhood during Day

Begins to Feel Safer Walking in Neighborhood during Evening

Distressed Neighborhood

Infrastructure (i.e. Sidewalks) Missing and/or Not Maintained
Neighbors Are Strangers

Many Properties Not Maintained and/or Abandoned
Landscaping Not Maintained / Weeds / Trash / Junk

Lower Income Levels (Increased Poverty Rate)

Higher Rates of Foreclosures

Higher Rates of Property Tax Delinquency

High Renter-Occupied Rate

High Rate of Single-Parent Households

May Have Higher Poverty Rate

Pay More than 30% Income on Housing — Cost Burdened
Pay More than 50% Income on Housing — Severely Cost Burdened
Lower Educational/Skills Attainment Levels

Higher Teenage Pregnancy Rate

Aggressive Behavior Among Preschool Aged Children
Lower Grades Among K-12 Aged Students

Lower Rates of High School Graduates

High Crime Rate

Older Neighborhood Churches Closed

High Number of Condemnations

May Not Feel Safe Walking in Neighborhood Day or Night
“Increased Risk of Disease and Mortality”8

Figure II-1: Matrix of Neighborhood Typology and Characteristics




Finally, this study/paper provides planners with a foundation to conduct further research on
neighborhoods, neighborhood organizations, and intervention strategies. Such research entails
demographic and data analysis, windshield surveys, communication with community residents
and business owners, and asking for ideas and information from municipal employees who

work directly with community residents through permitting, inspections, and code compliance.
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I1I. METHODOLOGY

This study/paper is the result of this author’s enrollment in a year-long post-Masters program
(2018-2019) designed for professional planners through the Department of Urban and
Environmental Policy and Planning (UEP) at Tufts University in Medford/Sommerville,
Massachusetts. Justin Hollander, Ph.D., Professor and Director of the Urban Justice and
Sustainability Certificate in Advanced Graduate Study (CAGS) program provided initial
feedback for this project. UEP Lecturer Sumeeta Srinivasan, Ph.D., also made early suggestions
to the project proposal’s data research and format. Research conducted for assignments that
focused on housing, gentrification, and public health for a course in Social Justice and
Sustainability taught by UEP Lecturer Russ Lopez, Ph.D., was important and proved
foundational to this study. The readings and projects assigned by UEP Lecturer Christine
Cousineau, MAarch AS and MCP for a class in Community Engagement provided information
and techniques, some of which are reflected in this study. James Jennings, Ph.D., UEP Professor
Emeritus mentored this author throughout this project and offered valuable suggestions
regarding the structure and formatting of this project as well as research direction, guidance, and
valuable suggestions. Dr. Jennings suggested using the terms “distressed” and “transitioning” to
describe certain types of neighborhoods. These suggestions provided a focus for the literature
review and influenced this author’s development of the Neighborhood Typology Diagram
(Figure I'V-1) and the Matrix of Neighborhood Typology and Characteristics (Figure II-1).
Finally, UEP’s seven students in the Urban Justice and Sustainability Program (Cohort 1: 2017-
2018 and Cohort 2: 2018-2019) provided professional experience and insight during class

discussions and review of the proposal and final draft that enhanced this study. These colleagues

11



are involved in a variety of professional disciplines in different communities, regions, and

states.

In order to understand concepts regarding types of neighborhoods and those related to
stabilizing neighborhoods, this study/paper conducted two literature reviews. The first defines
and describes neighborhoods and concepts in Section IV. Figure IV-1: Neighborhood Typology
Diagram serves as the study’s guiding premise followed by definitions of terminology used in
the diagram. Additional terminology commonly used in discussions about neighborhood

conditions and programs is included.

The second literature review focuses on stabilization intervention strategies employed by
municipalities and organizations to prevent and reverse neighborhood deterioration. In order to
recommend possible strategies to help the City of Roswell and other municipalities intervene in
distressed and destabilizing neighborhoods, it is essential to first define and understand
conditions that contribute to either the stability or instability of neighborhoods. Figure II-1:
Matrix of Neighborhood Typology and Characteristics juxtaposes the generalized characteristics

of the four basic neighborhood types.

By working for the City of Roswell in the Community Development Department’s Planning and
Zoning Office, professional observations obtained while driving through neighborhoods,
performing fieldwork, and conducting site visits during permitting processes inspired this author

12



to ask questions about the condition of the city’s neighborhoods and what actions could benefit
the neighborhoods that appear distressed. Informal conversations with residents about
neighborhood quality of life issues and frustrations provided valuable insight that guided
investigation of the literature. Informal discussions with City staff regarding property,
permitting, and condemnation issues were instructive in clarifying the realities that lead to
condemnations as well as difficulties involved in code enforcement. These conversations
motivated further research into engaging and empowering people who reside in neighborhoods
to personally take action to improve the condition of their surroundings. Driving through the
city’s neighborhoods, this author was struck by the vast differences in conditions in various
geographic areas. Through these observations it became apparent that the city needed not only a

study of its neighborhoods, but advocacy as well.

The City of Roswell has the unique opportunity to guide the development of new
neighborhoods on approximately 400 acres of city-owned land as well as 300 acres of privately
owned land in the northeast quadrant where the city’s original airport was located. Bill Morris,
Community Development Director, has been instrumental in creating concepts; devising new
zoning districts; updating the zoning ordinance; visualizing a plaza; planning streets and round-
abouts; and other activities necessary to expedite development of the Old Municipal Airport
(OMA). Some of the OMA concepts are reflected in this study/paper. Chapter 9 provides some

details about OMA.

13



Besides the literature reviews, general population and housing data from the U.S. Census
provides a broad overview of the community’s population, age of housing stock, and income.
This author also inquired of Community Development staff about the number of condemnations
and demolitions performed in recent years (Table II-1) along with the number of building
permits issued for single family dwellings since 2014 (Table VI-1). Chapter IX provides
examples of dot maps generated through Social Explorer to assess some relevant demographic
data at the Census Tract Block Group level. It is beyond the scope and resources of this study to
generate more dot maps. However, a more in-depth analysis is necessary to pinpoint specific

issues related to poverty, household income, age, demographics, and age of housing stock.

This study/paper presents a review of several ideas and programs established to revitalize and

stabilize neighborhoods; it:
1) Defines and explains a structured approach to assess neighborhood conditions;

2) Describes a holistic intervention strategy to support the rehabilitation of “destabilizing”

neighborhoods; and

3) Proposes policy and resource recommendations to improve destabilizing and distressed

neighborhoods through investment and empowerment of neighborhood residents.

14



IV.  DISCUSSION: DEFINING THE STATE OF NEIGHBORHOODS AND

RELATED CONCEPTS/DEFINITIONS

This section defines and explains a structured approach to assess neighborhood conditions. In
order to simplify neighborhood assessment, this study proposes four basic Neighborhood

Typologies or conditions:

1) Stable;

2) Destabilizing with subcategories Gentrifying and Dilapidating;
3) Distressed; and

4) Re-stabilizing with subcategories Gentrifying and Revitalizing.

The figure below illustrates neighborhood condition categories as they relate to each other.

NEIGHBORHOOD TYPOLOGY DIAGRAM

Gentrifying
Destabilizing

Dilapidating

Figure IV-1: Neighborhood Typology Diagram

15



As presented in Figure IV-1, communities should strive to ensure Stable Neighborhoods, take
measures to prevent destabilization, and take action to re-stabilize neighborhoods when
destabilization or distress occurs. By understanding the characteristics of a Stable
Neighborhood, communities will be more apt to determine the characteristics of Distressed
Neighborhoods as well as the characteristics of Transitioning Neighborhoods, both
Destabilizing and Re-stabilizing as defined by this study. If a community assessment determines
a neighborhood is showing destabilizing characteristics prior to the point whereby the
neighborhood is classified as Distressed, the community has an opportunity to impose
intervention strategies to re-stabilize the neighborhood toward the end goal of reclassification as
a Stable Neighborhood. When a community determines that a neighborhood is Distressed, a
different set of strategies might be warranted to kick-start a phase of transition toward re-
stabilization or capitalize on an opportunity for redevelopment. The Re-stabilizing
Neighborhood category indicates Gentrifying and Revitalizing as possible subcategories that
communities and developers employ toward transitioning Distressed and Destablizing
Neighborhoods toward stabilization. Each of these categories and subcategories is defined and

discussed in detail below.

Definitions and Concepts

What exactly is meant by “Stable Neighborhood,” “Distressed Neighborhood,” and
“Transitioning Neighborhood?”” What happens to neighborhoods to cause them to transition

from stable to distressed? Is it possible that a neighborhood might emerge in a destabilized or

16



distressed condition without first experiencing the condition of stability? In order to understand

each condition when assessing neighborhoods, it is necessary to define the terminology.

St abDbeeghborhood

A stable neighborhood is one in which people want to reside because it looks beautiful; has safe
walking and bicycling connectivity; lush cultivated landscaping; well-maintained houses and
properties; a low or zero crime rate; slow vehicular traffic; clean air, water, and environment; is
inhabited by householders who have the financial means to maintain their properties and pay
housing costs and property taxes without being cost-burdened; where children are given the
freedom to make friends with other children; and is a safe place in which neighbors of all ages
and diverse backgrounds feel comfortable getting to know each other and have positive
interactions while enjoying outdoor recreation in public spaces such as sidewalks, streets,
school grounds, and parks during daytime and evening hours. Demographic indicators reveal
that Stable Neighborhoods have a higher percentage of home ownership, educational

attainment, and employment.

The real estate arena focuses on the idea of “Stable Neighborhoods” in order to maximize
housing values and thereby profits. In “The Four Phases of a Neighborhood’s Life Cycle,”
published in the July 14, 2018 edition of The Virginian-Pilot, Associate Real Estate Broker

Linda Harrison provides a real estate perspective on neighborhood stages:

17



1) “Growth” is a stage when infrastructure and houses are being built, “the neighborhood is

growing,” and “everything is new, new new.”

2) “Stability” is a phase in which a neighborhood is characterized by residents and their heirs
who have resided in a neighborhood for decades and in which “all is right with the world
and neighbor knows neighbor, and faces are familiar.” Harrison goes on to state that a
“desirable stable neighborhood” is one that is difficult “to move into ... because hardly ever

does anyone move out of it.”

3) “Decline” occurs “when homes, neighborhoods and infrastructure go into a state of
disrepair, it perpetuates a declining interest in the neighborhood.” This often happens in
neighborhoods with older homes, infrastructure, and amenities such as outdated parks in
disrepair that “can make these homes and neighborhoods lose marketability.” These
neighborhoods tend to further decline when investors “swoop in” to buy out homeowners

“and then turn the properties into rentals.”

4) “Renewal/Revitalization” occurs when properties receive “a makeover or simply a facelift”
in neighborhoods with sound infrastructure. However, Harrison warns against gentrification
and recommends “rehabbing” properties “purchased below market value, rehabbed and then

placed back on the market” at a comparable price as the market rate of surrounding homes.

Harrison recommends strategies to stimulate renewal such as block parties, civic leagues,
mulching parties, neighborhood watch, and other activities to help neighbors meet and interact

with their neighbors.®
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In 2010, the Center for Community Progress in Flint, Michigan was founded as “the only
national nonprofit specifically dedicated to building a future in which vacant, abandoned, and
deteriorated properties no longer exist.”!? Within its purview, the Center for Community
Progress refers to “Neighborhood Stability” as “those economic or social features of the
neighborhood that are associated with the preservation and potential increase in the value of a
property-owner’s investment in a neighborhood.”** When neighborhoods are stable, then the

community as a whole is likely to be more stable, resilient, and prosperous.

Stable neighborhoods are desirable. In economic and real estate models, housing units in
desirable neighborhoods tend to be more expensive per square foot than housing units in less
desirable neighborhoods. The article by Sun, et. al., refers to Geoffrey Meen’s 2002 article
regarding housing prices. “Meen (2002) posits that property values are positively related to
household income, where higher income levels are associated with increased property values;

however, in a longer-term property values reach a plateau equilibrium.”?

The Center for Community Progress has ascertained that “property investment and
homeownership rate — are positive and need to be increased in order to render the neighborhood

more stable.”*® The Center for Community Progress website states,

Our mission is to foster strong, equitable communities where vacant, abandoned,
and deteriorated properties are transformed into assets for neighbors and

neighborhoods. In all of our work, we seek to ensure that all communities have the

19



policies, tools, and resources they need to support the effective, equitable reuse of

vacant, abandoned, and deteriorated properties.”

In 2014, the Center for Community Progress initiated a Technical Assistance Scholarship
Program (TASP) with financial support from JP Morgan Chase Foundation. Along with major
publications, research briefs, general technical assistance reports, education and practice
resources, and national vacant properties campaign reports, the Center’s website posted TASP

Technical Assistance Reports for 16 communities at the time of this study.

Even though there are common indicators used to determine whether a neighborhood may be
stable or distressed, the state of a “Stable Neighborhood” is not a mere juxtaposition of a
“Distressed Neighborhood.” Stable neighborhoods typically exhibit higher percentages of home
ownership, long-term renters, fewer vacancy rates, fewer abandoned properties, fewer tax
delinquent properties, maintained properties, and householders that experience equal to or

greater household income than the Area Median Income.

Di stressed Neighborhood

Contrasting with Stable Neighborhoods, Distressed Neighborhoods tend to exhibit a higher
percentage of renter-occupied units, a greater percentage of abandoned and/or vacant properties,

greater percentage of tax delinquent properties, a greater percentage of properties that have
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fallen into disrepair, and greater percentage of properties inhabited by householders at or below
the Area Median Income. Other factors such as irregular land development patterns, lack of
infrastructure quality, cheaper building materials, foreclosures, and social factors contribute to
destabilizing and distressed neighborhoods. Recently evolving solutions are highlighted in

Section VIL

A Distressed Neighborhood shows certain physical and sociological characteristics including
dilapidated structures that may be either vacant or inhabited; vacant parcels that appear
abandoned due to the overgrowth of weeds and vegetation; and accumulation of trash, debris,
and discarded items such as furniture and tires. Additional indicators may include demographic
information such as race, age, household income, levels of educational attainment, increased
number of female heads-of-household, and possibly older housing stock. A higher percentage of
code enforcement violations such as citations issued for junk vehicles, weeds, and dilapidation
are issued in distressed neighborhoods. A higher volume of Animal Control dispatches and

higher crime rate than the community average may also serve as indicators.

Distressed Neighborhoods are more likely to have experienced a shift from high rates of home
ownership to a lower rate of home ownership and higher rates of renter occupied housing units.
Historic factors may also contribute to distress if banks and mortgage lenders redlined
neighborhoods or made it more challenging for certain demographic groups to obtain loans.

Housing built in flood plains and in environmentally sensitive areas might incur greater
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financial and other costs when natural disasters occur. Residents who live near industrial areas
may experience more illness and health issues due to environmental degradation and pollution.
Illness impacts one’s ability to attend work and school, income, and financial resources to

maintain property.

An online resource Affordable Housing Online founded by developer David Layfield shows a
“Low Income Housing Data and Tools” page that provides information and charts stating “Over
1/3 of all households in the US rent their homes or apartments.” The page further states, “Renter
households make less than half of owner households, but pay almost the same in monthly
housing costs.”* Households that spend over 30% of their income toward housing costs are
considered cost-burdened. While spending limited income on rental housing year after year,
lower-income renters are not building equity or investing in real property as a long-term

financial asset.

As the “leading national, nonprofit resource for urban, suburban, and rural communities seeking
to address the full cycle of property revitalization,” the Center for Community Progress
“recognize(s) the severe negative impact that vacant, abandoned, and deteriorated properties
have on neighborhoods and the people living in them, including economic, social,
psychological, environmental, and other harms.” Further, the Center “recognize(s) the legacy of
unjust laws, policies, and systems that cause some communities to bear an unfair share of this

burden.”1®
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In the Urban Institute’s 2014 publication, “Tackling Persistent Poverty in Distressed Urban
Neighborhoods,” Turner, et al., provide a tangible and measurable definition for distressed

neighborhoods.

The term “neighborhood distress” encompasses an interconnected set of
problems, including crime and violence; physical and environmental blight;
private-sector disinvestment, weak (or absent) institutions and services, high rates
of joblessness, dropping out of school, and teen births; and low levels of social
capital and collective efficacy. Most researchers use the poverty rate of a census
tract as a proxy for neighborhood distress, with tract-level poverty rates above 30
or 40 percent serving as indicators of severe distress (see Jargowsky 1998 for the
seminal research on concentrated neighborhood poverty,) However, not every
neighborhood with a high poverty rate suffers the same degree or types of social

and economic distress.t’

The authors make the point that “neighborhood distress contributes to the persistence of poverty
across generations,” and cite the following five examples of “conditions in severely distressed
neighborhoods” that “undermine both the quality of daily life and the long-term life chances of

parents and children,”*8 including:
1) Aggressive behavior in pre-school children;

2) Less successful school age children who earn lower grades, have higher drop out rates, and

are less likely to attend college;
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3) Higher teenage pregnancy rate;
4) Higher crime rate among youth who live in high-crime areas; and

5) Increased risk of disease and mortality.*®

In the 2012 article, “Measuring Neighborhood Distress,” James Jennings, University of Tufts
Professor Emeritus in the Urban & Environmental Policy & Planning Department defines
“Neighborhood Distress” as a “situation reflecting concentrated social and economic conditions
which point toward lower living standards for residents, and where such conditions can raise
organizational demands on local and small and service delivery non-profits.”?° In a 2008 study
commissioned by the Barr Foundation to study demographics and social characteristics of
Boston’s neighborhoods, Jennings employed a “neighborhood distress score” by Census Tract

based on the following variables:

e # foreclosures petitions (2007)

e per capita income (inverse ratio)

e average household size

e # of children 17 years and under

e % labor force non-participation

e 9 families in poverty

e % female-headed households

e % foreign born (2000)

e % persons 5 years + who do not speak English at home

e % of persons 25 years + without a high school diploma

24



e # homicides (2006, 2007, 2008) and
e FBI crime index (1999-2003).%

In this study, Jennings states, “The systematic measure of neighborhood distress at the census
tract level, and development of spatial visualizations of distress levels, can help to identify
residential areas requiring greater targeted attention.”?? Jennings further states, “Indicating the
level of neighborhood distress or spatial inequality through GIS can be used to identify areas
requiring targeting in terms of public services and interventions, but also to engage community
groups in planning and implementing place-based initiatives.”?® Using U.S. Census data and
other data Jennings’ distribution and concentration maps of Boston’s black and Latino/a

populations at the census tract level are examples showing how:

Presentation of spatial inequality can be a lens for community-based organization
decision-making and for enhancing civic discourse and participation among
residents in areas reflecting living conditions such as higher poverty rates
compared to the overall city rate; higher unemployment levels, higher housing
vulnerability; higher number of homicides,; and other problems. As a planning
tool, community indicators at sub-neighborhood levels can be used to frame civic

discourse around social and economic inequalities.*

These variables are similar to those discussed in other studies. For example, the Center for

Community Progress has concluded four factors that “discourage neighborhood stability are:
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e Property abandonment;
e Foreclosure;

e Concentration of Poverty; and

e Crime.”®

In “Revisiting the Roxbury Master Plan in Boston,” Jennings cites Keating and Krumholz’s

definition of distressed neighborhoods.

Another conclusion is that neighborhoods, even the most impoverished or
working-class, should not be discarded or disparaged. In other words, Keating's
description of “distressed neighborhoods” as those “that simultaneously exhibit
disproportionately high levels of poverty, joblessness, female-headed households,
and dependency on welfare assistance” should not lead to misperceptions about

predominantly Black or Latino urban neighborhoods.?®

De st abiNleii zgihrbogor h oo d

A “Destabilizing Neighborhood” is in transition from stable to distressed and is characterized by
unkempt yards; a change in the additional number of vacant lots, houses, and storefronts (if
applicable) without a recently installed “For Sale” or “For Rent” sign, or possibly a slew of “For
Rent” signs on properties that lack routine maintenance. Alan Mallach’s May 14, 2013 blog post
“What Creating a “Stable Neighborhood’ Really Means,” in Shelterforce: The Voice of

Community Development defines neighborhood “destabilizing forces” as:
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Vacant Properties,
Foreclosures;
Predatory landlords;
Crime and drugs, or

Other problems that it lacks the internal social or economic resources to solve. Instead of

moving ahead, it is falling behind.?’

Mallach further contributes that people who reside in such neighborhoods have lost confidence

and would move if they had the financial means to do so0.?®

Destabilizing Neighborhoods might experience contributing factors from either Gentrification
or Dilapidating per Figure IV-1. Investors might recognize Destabilizing Neighborhoods and
buy up properties to remodel and “flip” or raze and rebuild. Municipalities that have strong
neighborhood engagement processes and assessment programs will hopefully intervene in
neighborhoods that are transitioning from Stable to Destabilizing and initiate programs to Re-

Stabilize.

Re- abi INieziignhgoor hood

A “Re-stabilizing Neighborhood” is one that was classified as “Distressed” or “Destabilizing”

but in which positive intervention activity and investment is occurring toward creating a stable
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neighborhood. Revitalization and Gentrification discussed below generate different outcomes

under this category.

RevitaNezgmigor hood

Public investments in infrastructure projects can serve as catalysts for private investments in

neighborhoods. Publicly funded projects that can begin the revitalization process may include:

e Refurbishing streets;
e Installation of sidewalks/curbs/gutters;
e Proactive cleanup and routine grading of dirt and gravel alleys;

e Installation of multi-purpose paths, bicycle facilities, transit shelters, green space such as
parks and street trees, playgrounds and splash pads, street lights, storm water facilities,
installation or replacement of water lines and/or sanitary sewer lines/lift stations;

e Head Start education;
e Development of public safety facilities; and

e Land Banking by a municipality, other governmental body, or non-profit agency
because donated land reduces costs of constructing new affordable and attainable
housing.

Installation of sidewalks provides a public space separated from vehicular traffic for people to
walk from point A to point B. Jane Jacobs states the case for sidewalks in her 1961 tome, The

Death and Life of Great American Cities.

A well-used city street is apt to be a safe street. A deserted city street is apt to be

unsafe.”’ [The] sidewalk must have users on it fairly continuously, both to add to
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the number of effective eyes on the street and to induce the people in buildings
along the street to watch the sidewalks in sufficient numbers. Nobody enjoys sitting
on a stoop or looking out a window at an empty street. Almost nobody does such
a thing. Large numbers of people entertain themselves, off and on, by watching

street activity.”°

Public-private partnerships can revitalize neighborhoods. For example, placing municipally
owned vacant land into land banks reduces the costs to develop affordable housing. When
municipalities install water and sanitary sewer infrastructure and provide stub outs to each lot,
this further reduces the costs passed from the developer to residents. Housing and Development
Corporations serve as catalysts to provide affordable housing, social services, education, and
opportunities to empower residents to participate in civic dialogue and to develop the necessary
skills to become successful homeowners. Successful homeowners who can afford their homes in

turn maintain successful, stable neighborhoods.

The University of Louisville’s Center for Sustainable Urban Neighborhoods (SUN) in the
Department of Urban & Public Affairs, focuses on revitalizing inner-city neighborhoods in
Louisville, Kentucky. According to SUN’s director John Gilderbloom in the 2016 article “Ten
Commandments of urban regeneration: creating healthy, safe, affordable, sustainable, and just
neighborhoods” published in Local Environment, “Neighbourhood sustainability is measured by

factors such as life expectancy, foreclosure rates, crime, poverty, and neighbourhood housing
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valuations. Louisville’s “sustainable” neighbourhoods are experiencing increasing numbers of
new residents because they have places to live, work, and play. Residents of these
neighbourhoods are also more likely to achieve better health, prosperity, love, happiness, and

equity.”!

While not defining the term, Gilderbloom broaches the topic of “Complete Neighborhoods™ in
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the article by stating, “‘Complete Neighbourhoods’” is the recognition that all neighbourhoods,

especially the poor ones, deserve to have the same green amenities as rich neighbourhoods.”3?
Gilderbloom’s “‘Ten Commandments for just urban regeneration’ specifies a formula to

revitalize neighborhoods including green infrastructure. Gilderbloom’s second, third, and fourth

“commandments” are described below.

1) Traffic calming and two-way streets because “One-way streets “kill” residential
neighbourhoods and have been called “ghetto makers” because they exacerbate poverty in
poor neighbourhoods. Gilderbloom discovered that two-waying one-way streets increases

property values and decreases the crime rate.

2) Multi-modal forms of transportation share the road that is on a road diet with room for
pedestrians, bicyclists, transit, and vehicles. “Planners found that bike friendliness is an
economic development tool” and increases the property tax base and business revenues.

3) “Replenish the tree canopy.” Shade reduces urban heat islands, “increases walkability”

increases clean air quality, and trees “increase property values.”
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An introductory page provided with SUN’s conference agenda “How to Revitalize Inner-City
Neighborhoods Conference” held in Louisville, Kentucky in 1997 states SUN’s purpose as it
“promotes human and economic development through business training, technical assistance,
entrepreneurship development, micro-enterprise incubation through training and lending, home
ownership, crime prevention, neighborhood planning, and partnerships with community
organizations....Ultimately, incubating self-sufficiency among the disenfranchised residents of
blighted inner-city areas through social, political and economic empowerment is the primary

goal of the SUN partners” which include non-profits, businesses, and government agencies.3*

Gentr iNegiigolgbor hood

Under Figure IV-1: Neighborhood Typology Diagram, the term “Gentrifying” is used as a sub-
category under both Destabilizing and Re-stabilizing Neighborhood categories. Residents of a
Destabilizing or Distressed Neighborhood might view Gentrification as a further erosion and the
death knell to the physical and social fabric for individuals and families who have invested their
energy and livelihoods in their properties over decades or even generations (even in the face of
redlining and denial of mortgages and home improvement loans). Adding insult to injury, new
investors purchase swaths of real estate (whether vacant, dilapidated, or maintained) for the
purpose of consolidating land to develop higher-priced homes and businesses, installation of
public amenities such as parks, and cleanup of “Brownfields.” Such gentrifying investment
practices typically price existing residents and households with similar incomes out of the area’s

market and increase property taxes in the gentrifying area.
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In a neighborhood that has become distressed with a majority of dilapidated and vacant
properties, where a higher percentage of properties have been abandoned and the remaining
properties have a higher percentage of renter-occupied units than owner-occupied units, private-
investment in the form of “Gentrification” may serve as a Re-Stabilization strategy to
reintroduce otherwise neglected and undesirable land in “failed neighborhoods” back onto the

real estate market and the property tax rolls.

As an example, in the early 2000s in the City of Lubbock, Texas an approximate 325-acre
residential area between University Avenue (next to Texas Tech University) and Avenue Q (edge
of the Downtown core) and between 4" Street and Broadway was cleared. The neighborhood
reclamation project demolished houses built circa 1910s and 1920s that had fallen into disrepair
in order to build a visionary high-density mixed-use development adjacent to Texas Tech
University for multi-family and single-family housing, restaurants, and commercial real estate
with connected streetscapes. “Through the years, absentee ownership turned North Overton into
a derelict area riddled with high crime. Despite being home to only 2% of Lubbock’s
population, North Overton represented 28% of the city’s crime.” With an $8 million loan,
McDougal Land Company “created the largest private residential redevelopment project in the
history of the United States.” Overton Park’s property values are reported to have increased
from “$26 million in 1999 to $625 million today with expectations for that value to continue to

rise to $800 million upon completion.*®

32



The Urban Displacement Project defines Gentrification as:

A process of neighborhood change that includes economic change in a historically
disinvested neighborhood — by means of real estate investment and new higher-
income residents moving in — as well as demographic change — not only in terms
of income level, but also in terms of changes in the education level or racial make-

up of residents.*®

In “The Scales of Gentrification” published in the December 2018 issue of Planning, Pete
Saunders says of Gentrification, “For some it’s a positive force as cities regain equilibrium with
their surrounding metro areas. For other it’s a scourge—the destabilizing first step that leads to
the loss of affordable housing, and ultimately to low-income and minority resident displacement

in city neighborhoods.”%’

On April 28, 2019, The New York Times printed an article about gentrification titled “The
Neighborhood’s Black: The New Home Buyers? White.” This cover story by Emily Badger,
Quoctrung Bui and Robert Gebeloff discusses not only specific examples of gentrifying center
city neighborhoods in Raleigh, North Carolina, but national trends through demographic and
housing analysis that found white residents purchasing homes in non-white communities is
“affecting about one in six predominantly African-American census tracts....across the country

— in ways that jolt the mortgage market, the architecture, and the value of land itself.””® The
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article makes it clear that the process of gentrification is a destabilizing factor in center city

neighborhoods, rather than a stabilizing factor:

In city after city, a map of racial change shows predominantly minority
neighborhoods near downtown growing whiter, while suburban neighborhoods
that were once largely white are experiencing an increased share of black,
Hispanic and Asian-American residents. In a country still learning to forge
neighborhoods that are racially diverse and durably so, these center-city

neighborhoods appear to be on a path that is particularly unstable.>’

The Times article reiterates the gentrification literature by stating that new homebuyers of center
city properties earn twice to two-thirds the income of existing residents and “are getting a
majority of the mortgages.” This demographic shift and access to mortgages is changing both
the social and economic dynamics of these gentrifying neighborhoods. Interviews conducted by
the reporter among Raleigh’s residents provide insight into the transitioning neighborhood
dynamic. Lonnette Williams, one of Raleigh’s long-time South Park residents who intends to
remain in her home, is reported to value her neighborhood and provided the viewpoint, “‘We
don’t want to feel like everything is so bad you’ve got to tear it down’” and “‘the half-million

dollar modern homes. ..detract from the neighborhoods’ value.’”*

In this 7imes article, Syracuse University economist Stuart Rosenthal proffers a significant

conclusion correlating future income level with the age of housing stock and reasons why center
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city housing stock is often replaced. “And in the American housing market, newly built or
renovated housing invariably goes to higher-income households.”*! In gentrifying
neighborhoods, the real estate parcels are often deemed more valuable than the end-of-life-cycle
residential structures originally built on the parcels. Combined with mortgage lenders in tight
lending cycles giving preference to higher income buyers, new formulae have emerged that
further destabilizes minority communities, as reinvestment is made possible in long-neglected

neighborhoods.*?

In order to encourage investment and empowerment of neighborhood residents toward
stabilizing neighborhoods without triggering market pressures that lead to gentrification, it is
important to acknowledge the following formula devised by this author based upon information

from the literature presented above:

Disinvestment + Disenfranchisement = Devaluation.

Median Household Income X 2 + Mortgages = Reinvestment.

While disinvestment in neighborhoods leads to destabilizing conditions and could trigger
gentrifying types of investment, carefully planned public/private sector partnership investment
leads to revitalizing neighborhoods for residents with comparable household income levels.
This sub-section of the study concludes that when left to market forces, a transitioning center

city neighborhood with older housing stock that has been neglected and disinvested over several
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decades will continue to devaluate until is it ripe for the picking by investors seeking less

expensive infill redevelopment opportunities near revitalized city centers and downtowns.

If community planners are unaware of these types of investment dynamics, gentrifying
development could result in displacement of residents who may already be experiencing
financial distress. In some cases, residents who have inhabited property in a less desirable or
distressed neighborhood for several decades and paid for the property may experience increased
personal financial stability. In such cases, these residents may make smaller investments in
properties such as construction of additions and carports, replacement of fencing, general
repairs, driveways and/or sidewalks. As residents begin improving and repairing their
properties, a shift often occurs with gradual increases in property improvement investments in
the surrounding area. Over time, individual property investments can shift a Destabilizing

Neighborhood toward stabilizing.

Abandoned Property

In their 2011 article on “Neighborhood Stabilization Strategies for Vacant and Abandoned
Properties,” Frank Alexander and Leslie Powell define “abandoned property” as a property in
which “the owner has ceased to invest any resources...is forgoing all routine maintenance, and
is making no further payments on related financial obligations such as mortgages or property
taxes.” Municipalities and counties often take abandoned properties through a legal process

called “rem foreclosures” for the placement of liens on such properties. “A super-priority code
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enforcement lien” ensures “the first lien on the property ahead of all mortgages and other
incumbrances.” Tax foreclosure proceedings can ensure the property obtains a clear “insurable”
title. Through this process “outstanding title defects,” can also be addressed. Municipalities also
have an option to repair or demolish structures determined “dangerous and harmful” when the

owner cannot be found or will not comply.”*?

Bl i ght

In discussing “Distressed Neighborhoods,” the term “blight” must be defined because blighted
conditions contribute to and are identifiers of destabilizing and distressed neighborhoods. A
2015 University of Central Florida study by DeVries, Chamlis, and Hawkins for the Orange
County Neighborhood Preservation and Revitalization Division cites the following definition

from the State of Florida Statutes:

“Blighted area” is one with a “substantial number of deteriorated, or
deteriorating structures, in which conditions, as indicated by government-

maintained statistics or other studies, are leading to economic distress or

endanger life or property (Florida Legislature, 2016, 153.340(8)).”*

This study further states that the “primary cause” of blight “is neighborhood disinvestment.”
The study discusses the Parramore Neighborhood in Orlando Florida in which disinvestment
“began in the 1940’s with the development of new suburban cities and segregation.”* The study

suggests disinvestment results in a low median household income, low homeownership rate, and
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above average unemployment rate which if unchecked over a period of time incurs a “multiplier
effect. As one property diminishes, the neighboring property owners lose incentive to keep their

property maintained to a certain level as well.”*®

In an unpublished study at the time of this writing that has been accepted for publication in the
Journal of Real Estate Research, “Neighborhood Blight Indices, Impacts on Property Values
and Blight Resolution Alternatives,” researchers and professors in the University of Memphis
Department of Finance, Insurance and Real Estate, and University of South Alabama
Department of Economics and Finance “identify real and social costs associated with
neighborhood blight by constructing neighborhood blight indices based on average individual
property blight scores for each uniquely defined neighborhood in Memphis, Tennessee.”*’ In
their paper, the researchers and authors Sun, Huang, Spahr, Sunderman, and Sun conclude “both
individual property blight scores and neighborhood blight indices negatively impact single-
family sale prices and assessed valuations.”*® The researchers provide the following

characteristics of blighted and neighborhood properties:

Neighborhood blight is relatively common in many U.S. cities and may be
identified by abandoned or poorly maintained real properties, often characterized
by overgrowth, litter, abandoned vehicles, junk or dumping. Blighted properties in
Memphis, Tennessee frequently are tax delinquent, where, accrued taxes may be
greater than market values. Most blighted properties are available for tax sale by
the Shelby County Trustee or may already be inventoried in the Shelby County

Land Bank. ¥
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In 2015, Memphis and Shelby County adopted the “Memphis Blight Elimination Charter”

http://memphisfightsblight.com/ as a framework to coordinate collaborative efforts to address

and eliminate blight that resulted in the formation of the Blight Elimination Steering Team with

four committees:

1) Data Committee;

2) Code Enforcement Committee;

3) Reclaim and Reuse Committee; and

4) Community Engagement Committee.*

After establishing the charter in 2015, Neighborhood Preservation, Inc., sponsored a 2016
survey that scored each single-family property in Memphis on a scale of 1 to 5 “(1-no blight and
5-substantial blight).”! Besides measuring property appearance and blight scores, the survey
team researched which properties had not paid ad valorem taxes, had been slated for tax sale, or
had already been placed in the Shelby County Land Bank.%? The research made the following

correlations:

1) “Sales decline as the blight scores increase.” For instance, between January 2015 and March

2016, only 1.09 percent of properties in the sample “with blight scores of 5 sold.”
2) “The average living area and the average sale price increase as blight levels decrease.”

3) “Blight 5 properties have a 26% higher relative propensity of either being eligible for tax

sale or inventoried in the County Land Bank as compared to Blight 1 properties.”
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4)

5)

6)

7)

8)

9)

Higher educational attainment and better performing high schools are associated with higher

sales prices and lower educational attainment is associated with blight.

“Number of crimes per property is strongly and positively related to neighborhood blight

indices, implying that crime significantly impacts blight problems.”

“Neighborhood blight is associated with high rental percentages rather than owner occupied

properties.”

Neighborhoods with lower median household incomes are more susceptible to blight

conditions.

“Lower percentages of Asian or white” residents in a neighborhood is associated with blight

conditions in Memphis.

“Higher percentages of tax delinquent properties that may be available for tax sale or may

already be confined to the Shelby County Land Bank.”

10) “Higher proportion of properties in poor repair, poorly maintained and unkempt yards”

contribute to blighted neighborhoods.*

A major research study conducted for Keep America Beautiful, Charting the Multiple Meanings

of Blight: A National Literature Review on Addressing the Community Impacts of Blighted

Properties, contains “Table 1: A Typology of Blight’s Multiple Dimensions and

Characteristics.” However, the study proposes a policy to “Revise the term ‘blight’ to reflect its

multiple meanings” and states the following.
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There is still no common definition of ‘blight’ within the social sciences. The term
remains ambiguous and contested in many academic, political, and community
circles....Governmental and nongovernmental (i.e., philanthropic) funders
continue to direct resources and projects that target something called ‘blight’ and
all 50 states and the District of Columbia have adopted anti-blight legislation.
What these groups are really talking about, however, is spatial change and how to
manage it. Policymakers and practitioners should avoid perpetuating the
ambiguity that surrounds talk about spatial change by using terms such as blight.
Civic leaders should employ the phrase ‘blighted properties’to describe problem
places and think about their work as ‘blighted property’ remediation.
Policymakers should also consider ways of revising current laws, policies, plans,
and programs with more precise definitions of blight that perhaps could be

recalibrated according to local and neighborhood contexts.>*

Improper screening on alley side contributing to blight

(Photo credit: Merideth Hildreth)
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Improperly built fence with graffiti contributing to blight
(Photo credit: Merideth Hildreth)

Di si nvArsetae d

Ascertaining from the literature presented thus far, disinvestment contributes to blighted
conditions in destabilizing and distressed neighborhoods. According to the Lincoln Institute of
Land Policy's 2013 Policy Focus Report by Mallach and Brachman, “Disinvested areas are
those remaining areas with the greatest population loss and property abandonment....As these
areas continue to lose population, new uses must be identified for sites that range from
individual vacant lots to expanses of many acres.”> Neighborhoods that experienced redlining

are almost certain to have also experienced disinvestment.
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In the pivotal planning book, Sunburnt Cities published in 2011, Justin Hollander examines the
“shrinking cities” trend that Rust Belt cities began to experience in the early1980s due to steel
and auto industry and other manufacturing plant closures. The book also explores the 2006
housing bubble crises that resulted in mass foreclosures and population decrease in Sunbelt
communities and vacated residential and commercial properties dumped on the reeling real
estate market.>® In Sunburnt Cities “Forward,” Frank J. Popper (Buffalo Commons) poignantly

comments:

Two or three generations of unmistakable urban shrinkage saw next to no serious
local response, much less a national one. The typical results are neighborhoods or
large parts of cities that are in some ways worse than slums. They are places from
which civilization is withdrawing or has withdrawn. The outcomes are a national
embarrassment, really an American disgrace. Such areas feature empty lots,
decaying houses and businesses, security grates everywhere and a sense that even

the more prosperous-looking facades hide fearsome economic insecurity.”’

In essence, Hollander’s book calls attention to the plight of shrinking cities and neighborhoods
and the resulting “greyfields,” a term coined by the Congress for New Urbanism to describe
underutilized or abandoned properties.®® When the supply of abandoned property exceeds the
need for property, whether commercial or residential, such properties can become targets for

trespassing, vandalism, drug activity, as well as other illegal and illicit behaviors.*
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Afdr d aHolb i ng

The term “affordable housing” is based on Area Median Income (AMI). According to 24 CFR
Section 5.609 “annual income” means gross income before taxes and benefits are withheld.®
Examination of stabilizing neighborhoods requires a definition of affordable and accessible
housing. Per the City of Roswell Affordable Housing Plan adopted on June 9, 2016, “Housing is
generally considered affordable when a household pays no more than 30 percent of their income
on total housing costs.”®! Affordable housing may allow some homeowners and renters the
residual time and income necessary to pursue home beautification projects and landscaping,
planting trees, and growing gardens. Enhancing properties with landscaping and vegetation can
create cleaner, less polluted neighborhoods, provide shade and a nicer pedestrian environment,

and increase property values.®?

Regarding Affordable Housing, HUD’s website states, “Families who pay more than 30 percent
of their income for housing are considered cost burdened and may have difficulty affording
necessities such as food, clothing, transportation and medical care. An estimated 12 million
renter and homeowner households now pay more than 50 percent of their annual incomes for
housing. A family with one full-time worker earning the minimum wage cannot afford the local
fair-market rent for a two-bedroom apartment anywhere in the United States.”®® According to
the U.S. Census QuickFacts there were 117,716,237 Households in the United States between
2012-2016. Twelve million of these households represent over 10% of all U.S. households that

pay more than 50 percent of annual incomes for housing.%*
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In “The Demonstration Disposition Program in Boston, Massachusetts: Lessons for Resident

Empowerment and Neighborhood Revitalization,” Jennings stated that in 1998,

[The] U.S. General Accounting Office reported there were 14,000 census tracts in
a national total of approximately 58,000 census tracts that could be described as
distressed based on a poverty rate of 20.0 percent or higher (GAO 1998). Many of
these census tracts are located in predominantly black and Latino neighborhoods.
These places have higher levels of poverty and unemployment, lower labor force
participations, lower homeownership rates, and generally a greater level of

inferior housing stock than is found in their respective cities.®

Because the provision of affordable and attainable housing is critical to not only stabilizing
neighborhoods but stabilizing society, Appendix A provides more detailed information on
definitions of Affordable Housing, Area Median Income (AMI), income limits, and other

information.

Attainabl e Housing

According to the Urban Land Institute’s 2019 report “Attainable Housing: Challenges,
Perceptions, and Solutions,” Attainable Housing is “defined as nonsubsidized, for-sale housing
that is affordable to households with incomes between 80 and 120 percent of the Area Median
Income (AMI).% Since the 1960s, there has been an increasing market demand for higher

density developments with smaller homes “at attainable price points.” “Contributing factors
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include delayed marriage, fewer children, more women in the workforce, more divorces and

later-in-life remarriages, healthy life longevity, and more aging in place.”®’

Community Devel opmeinh@) Cor poration (C

Turner, et al., in the Urban Institute’s publication Tackling Persistent Poverty in Distressed
Urban Neighborhoods defines a Community Development Corporation (CDC) as “a nonprofit
entity, incorporated to acquire and redevelop land, manage properties, and deliver services in
low-income communities. CDCs typically serve a clearly defined neighborhood and include
residents and business owners on their governing boards....the principle idea was to build and
rehabilitate housing, provide community amenities, and expand jobs within the

neighborhood.”%®

On the National Alliance of Community Economic Development Association’s website, Rachid
Erekaini explains Community Development Corporations as “501(c)(3) non-profit organizations
that are created to support and revitalize communities, especially those that are impoverished or
struggling.” CDCs engage in the provision of affordable housing and “community services that
meet local needs such as education, job training, healthcare, commercial development, and other
social programs....CDCs are tax-exempt and may receive funding from private and public

sources.”%
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Steinberg emphasizes that Community Development Corporations are “viable alternatives to
HOPE VI and mobility programs” at “providing affordable housing for low-income people and
contributing to the revitalization of inner-city neighborhoods.” Instead of falling for the
temptation of dispersing people who are poor or low income from their surroundings and
neighborhood support networks, why not devise “strategies for ameliorating social problems

where the poor live?”’°

Nei ghboolkoad fapital

The article ““Neighborhood Matters’: Assessment of Neighborhood Social Processes” by David
Henry, et al., defines social capital “as resident contributions to and involvement in community,
the extent and density of social connections, and support sought and received.”’! It is important
for municipal Community Development Departments to invest in empowering constituents to
be involved in neighborhood stabilization efforts. Municipal staff who take time to ask
customers visiting the permitting office if there is anything that would improve the
neighborhood provide an opportunity for customers to offer insight into problems such as:
graffiti, speeding vehicular traffic, illegal dumping on vacant lots, alleys that needs extra
attention from the grapple truck, scattered trash that could be picked up by community service,
or to make an official aware of drug or illegal activity. Additional opportunities may exist for
municipalities to actively provide information in city offices, in the water department, at

recreation centers, and libraries to inform residents and business owners about neighborhood-
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oriented programs such as Keep America Beautiful, Neighborhood Watch, online FixIT Forms,

and citizen training academies.

Ph acemaki ng

In “A Guide to Neighborhood Placemaking in Chicago” by Project for Public Spaces and
Chicago’s Metropolitan Planning Council, Placemaking is defined as “a multi-faceted approach
to the planning, design and management of public spaces....it involves looking at, listening to,
and asking questions of the people who live, work and play in a particular space, to discover

their needs and aspirations.”"?

In an American Planning Association Planning Advisory Service (PAS) Report Placemaking on
a Budget: Improving Small Towns, Neighborhoods, and Downtowns Without Spending a Lot of
Money, published in 2005, Al Zelinka and Susan Jackson Harden define “Placemaking” as,
“The process of adding value and meaning to the public realm through community-based
revitalization projects rooted in local values, history, culture, and natural environment.”"’ By
supporting and encouraging residents and business owners to engage in creative placemaking
activities and efforts, a cultural response can result in clean-up, beautification, cultural, history,
and art projects that define and add to the cultural context and interpretation of neighborhoods.
Sense of place is an important element to strengthen a sense of community, community pride,
and just may be the spark that activates community involvement and commitment to improving

the physical appearance and social dynamic of destabilizing and distressed neighborhoods.
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Investing in placemaking projects communicates the idea that the neighborhoods and

inhabitants are important and opens the door for dialogue and positive engagement.

Findings in Section IV

This section provides definitions for four types of neighborhoods:

e Stable;
e Destabilizing;
e Distressed; and

e Re-stabilizing.

This section also provides additional definitions that contribute to the understanding of
neighborhood conditions. Ten percent of American households are severely cost-burdened
because they pay 50% or more of gross annual income for housing costs. Disinvestment leads to
blight. Although the term “blight” is not well-defined, blighted conditions result in dilapidated
and abandoned properties that contribute to Neighborhood Destabilization and Neighborhood
Distress which further result in population loss. Shrinkage of neighborhood populations often
escalates the cycle of abandoned and vacated properties, crime, and decay. It’s important that
communities understand, stop, and reverse the cycle caused by disinvestment. It is time to

strategically and deliberately reinvest in neighborhoods.
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V. HISTORICAL CONTEXT

Set in a semi-arid climate on the Southern Great Plains, just north of the Chihuahuan Desert, the
City of Roswell is located in the Pecos River Valley in southeastern New Mexico. The Lincoln
National Forest (of Smokey Bear fame) covers the Sacramento Mountains and the Capitan
Mountains to west of Roswell and the Guadalupe Mountain Range’* located to the southwest
closer to Carlsbad and Carlsbad Caverns National Park. From Roswell, the eastern face of the
Capitan Range looms out of the west. Looking toward the east, the Mescalero Escarpment east
of the Pecos River rises forming the western boundary of the 32,000 square mile Llano
Estacado (known as the “Staked Plains” from accounts by Spanish explorer Francisco Vazquez
de Coronado.)"™ Bitter Lake National Wildlife Refuge on the Pecos River is home to a large
variety of dragonflies and damselflies and is on the migration route for Sandhill Cranes, other
water fowl, and Monarch Butterflies. Bottomless Lakes State Park, known for its red dirt,
pristine recreational lake, and numerous smaller sinkhole lakes is located between the Pecos
River and the Mescalero Escarpment. The region’s parks and natural features draw tourists from

around the globe.

Incorporated in 1912, shortly after New Mexico gained statehood on January 6, 1812, Roswell
is the county seat of Chaves County. With a population approaching 50,000, Roswell is a

family-oriented city as well as home to retirees who seek an affordable place to live in a sunny
climate with mild winters and four seasons. The city has three golf courses (Nancy Lopez Golf

Course at Spring River, New Mexico Military Institute Golf Course, and Roswell Country
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Club). The community has a thriving arts community with several active theater groups. The
Roswell Museum and Art Center is home to an award-winning pottery studio and permanent
collection of Peter Hurd works (Southwest artist from Roswell). The Anderson Museum of
Contemporary Art houses an extensive collection of works by artists in the Artist in Residency
Program that recently celebrated its fiftieth year as well as a Bosendorfer piano that attracts
world-renowned guest pianists in concerts held at the museum. An annual Jazz Festival brings
jazz musicians and jazz lovers to Roswell each October from across the nation. In his 47" year
as the Music Director of the Roswell Symphony Orchestra (celebrating its 60™ Anniversary in
2019), Dr. John Farrer draws talented musicians including music professors from Roswell,
Lubbock, Midland, Albuquerque, and other places in the greater region. New Mexico Military
Institute’s music program regularly hosts United States military bands from the various service
branches to perform free concerts at NMMI’s Pearson Auditorium. Over Memorial Day
Weekend, Roswell hosts Hike It & Spike It, the largest 4-on-4 flag football tournament in the

United States. The annual autumn Eastern New Mexico State Fair is also held in Roswell.

Roswell’s settlement history still plays an important part in the city’s cultural and heritage
context today. New Mexico is home to 23 Native American tribes; Mescalero Apache Tribal
Lands are located in the Sacramento Mountains west of Roswell. Before European settlement,
bands of Comanche hunted game including buffalo on the high plains and in the Pecos Valley.
Archaeological evidence indicates the Clovis people lived in the region 10,000 years ago. These

Paleoamericans hunted big game including mammoths.
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During the 19" Century, Native Americans hunted and fished in the Pecos Valley. Spanish
Colonial settlers and Mexican immigrants cultivated the Pecos and Hondo Valleys and raised
sheep. During the 1860s, cattle drives began on the Goodnight-Loving Trail that partially
parallels the Pecos River in Texas and New Mexico. Not to be confused with the Chisholm
Trail, John Chisum was a cattle baron from Texas who forged a partnership with cattleman
Charles Goodnight circa 1867, and built his headquarters at Bosque Grande, roughly 35 miles
north of the Roswell area. Chisum supplied cattle to the U.S. Army at Fort Sumner and Fort
Stanton. Heralded as the “King of the Pecos,” Chisum moved his headquarters in 1875 to the
South Spring River (South Spring Ranch) approximately three to four miles southeast of
Roswell where he bobbed his cattle’s ears as part of his brand.’® Today the 40-acre ranch is

known as the Jingle Bob Land & Livestock Co."’

Many other prominent ranches developed in the Roswell area. J.J. Hagerman, a prominent
Upper Midwest American industrialist with interests in mining, railroads, and farms moved to
Colorado for the drier climate after contracting Tuberculosis. In the 1890s, Hagerman moved to
the Roswell area and owned LE Ranch east of Roswell and purchased Chisum’s Jingle Bob
Ranch, pioneered irrigation methods, brought the railroad to the region, and was instrumental in
developing the New Mexico Territory.”® 7 Because he donated the land on Roswell’s North Hill
for the establishment of the New Mexico Military Institute, Hagerman Barracks at NMMI still
bears his name. Daily during the school year, loud-speaker announcements from NMMI’s

Command Post close with “Hagerman out.”

54



With less than 15 inches of annual precipitation, discovery of shallow artesian wells was the
catalyst that brought farming settlers to the area.®’ Because of the rechargeable artesian aquifer,
the Roswell Artesian Basin supplies groundwater irrigation to intensive crop farming for
“principal crops being alfalfa, cotton, sorghum, chiles and pecans.”®! By the early 1900s, a
group of African Americans made their way to an area approximately 18 miles southeast of
Roswell. This group became the “the first all-African American settlement in the New Mexico
Territory” who homesteaded approximately 15,000 acres that “supported approximately 300
people” in a platted settlement named “Blackdom.” The community thrived until the artesian
water table dropped in the 1920s, and banks refused to loan the settlers money to drill deeper
irrigation wells.®? Although the settlers abandoned the town, descendants of several of the

original families reside in Roswell to this day.

In 1891 Colonel Robert S. Goss and Captain Joseph C. Lea established Goss Military Academy
on a hill overlooking the Pecos Valley to the east. Now known as New Mexico Military
Institute, this state-sponsored facility provides a four-year high school and two-year junior
college boarding school regimented education in a picturesque setting for approximately 1,000
cadets hailing from New Mexico, the United States, and abroad. Over time, several parents of
cadets residing in the U.S. and abroad have moved to Roswell to find work and establish
businesses, thereby increasing the diversity of Roswell’s culture. During World War II, German
and Italian POWs were brought to a POW camp outside Roswell in the 1940s. A few of the

German POWs returned to the region to live after the war because of the warm relationships
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they established with local residents who provided compassion, food, and employment to the

POWSs when the U.S. government cut food rations.®

Because of Robert Goddard’s experimentation with rocketry and rocket launching in the 1930s
at the Mescalero Ranch in Roswell, the city’s planetarium and a high school are named after
him. Goddard’s wife Esther donated his workshop for permanent display at the Roswell
Museum and Art Center.3* Established in 1942, Roswell Army Air Field was renamed Walker
Air Force Base in 1948.%° The military presence during and after WWII caused Roswell’s
population to nearly double from 13,482 in 1940 to 25,738 in 1950. The population continued to
swell by nearly 54 percent during the following decade to 39,593 in 1960. This dramatic
increase in the number of residents spurred the construction of over 8,000 housing units in a 20-
year span from 1950 to 1970. Many of these housing units were quickly built on the Walker Air

Force Base and constructed of cinder block on small and irregularly shaped lots.

In combination of the base closure, subsequent disposal of the properties on the real estate
market, the poorly designed development pattern of this aging housing stock, the irregular
development pattern of the aging utilities, and lack of infrastructure such as alleys and
sidewalks, many of these housing units are rented to lower income householders. When the U.S.
Department of Defense closed Walker Air Force Base in 1967, Roswell experienced a dramatic
population loss of 14 percent and a decline of population to 33,908 in 1970, resulting in

flooding the housing market with approximately 4,000 homes and leaving approximately 700
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housing units at the Air Base abandoned,® many of which were purchased by speculative
landlords as future rental properties. By 1980, the population had rebounded to 39,676.
However, population grew steadily, but by less than 10,000 over the next three decades to 48,

411 in 2010.

Because the City of Roswell is at the intersection of US 70/US 285 and US 380, tens of
thousands of tourists and travelers go through Roswell annually. The International UFO
Museum and Research Center attracts over 200,000 visitors annually, and the annual UFO
Festival in conjunction with the Galacticon provides three days of inter-galactic fun for visitors
far and near. MainStreet Roswell in partnership with the City of Roswell is instrumental in
organizing festivals held in the downtown such as the UFO Festival, Chile-Cheese Festival that
highlights area agriculture including chile growers (i.e., Graves Farms), area dairies, and
Leprino Foods Roswell, the largest mozzarella cheese producer in the world with nine plants in
the United States and several plants abroad. Surrounding dairies supply the milk used in

Leprino’s Roswell operation.

Besides cattle, dairy cows, and sheep, Roswell is home of the 2009 Kentucky Derby Winner,
Mine That Bird from the Double Eagle Ranch and Buena Suerte Equine. Notably, jockey Mike
Smith, winner of the 2018 Triple Crown, grew up in Dexter a few miles southeast of Roswell.
The region has two equine racetracks in the region, Ruidoso Downs Race Track and Casino in

the Sacramento Mountains and Zia Park Casino Hotel & Racetrack in Hobbs, New Mexico.

57



Roswell’s International Air Center has flights to and from Dallas and Phoenix on American
Airlines. Because it was built as a military installation and became a Strategic Air Command,
the air center has some of the longest runways in North America (13,001 feet/3,963 meters and
9,999 feet/3,048 meters) and provides runway access for testing and training to private
companies as well as the U.S. Military and allied pilots. Eastern New Mexico University-
Roswell has a pilot training program as well as certification coursework in Aviation
Maintenance that includes training mechanics in air frame and power plant. Several aviation and
support companies are located at the Air Center including Dean Baldwin’s operation to sand and

repaint aircraft, Aersale that deals in aviation aftermarket products and solutions, and others.

The Permian Basin’s oil and gas industry binds the West Texas and Eastern New Mexico region
together. Roswell, situated on the edge of the Permian Basin has not yet felt the extreme impact
on infrastructure, roads, housing, land prices, schools, and public services that the burgeoning
gas and oil industry is imposing on Lea and Eddy Counties in New Mexico. However, per the
information provided at the July 16, 2019 Extraterritorial Planning Commission meeting,
Chaves County is already experiencing an increase in the number of man-camps and RV Parks
that are requesting permits or were built without proper permitting. A few gas and oil companies
have been headquartered in Roswell for decades. Companies that provide services to the oil
fields have built and are building facilities and offices in Roswell. Even though Roswell is
approximately 41 miles from the City of Artesia and 76 miles from the City of Carlsbad, both of

which are located in Eddy County, realtors and property managers in Roswell are beginning to
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experience overflow pressure from neighboring communities as people seek decent and
affordable housing in Roswell. Roswell’s economy is sensitive to the boom and bust cycles, but
because its economy is more diversified than communities in Eddy County and Lea County, less

devastating results have occurred in the past during the “bust” part of Boom and Bust Cycles.
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VI. SOCIALAND DEMOGRAPHIC CONTEXT TODAY

As the settlement grew, landowners began platting and recording Roswell subdivisions as early
as the 1890s. Most of these early subdivisions were arranged in grid patterns typically with 60
foot and 80 foot Rights-of-Way. Main Street and a few other streets have 100 foot Rights-of-
Way. By 1939, there were 1,327 housing units according to the Census (approximately 6% of

today’s housing stock).

According to the 2017 U.S. Census 2013-2017 American Community Survey 5-Year Estimates,
of the 20,090 housing units in the city, 38% (7,592) were constructed over 60 years ago prior to
1960; 47% (9,531) were constructed from 1960 to 1989, while only 2,960 were built between
1990 through 2013. Per information from the City of Roswell’s Community Development
Department, the City’s Building Official issued 258 building permits for new single-family
homes between 2014 and June 2019. Of the total units, an estimated 12.6% (2,534) were vacant
in 2017; 87.4% (17,556) were occupied; 56.51% (11,352) of which were owner-occupied, and
31% (6,204) of which were renter-occupied. The estimated homeowner vacancy rate was 2.4%

and the estimated rental vacancy rate was 13.8%.

From the table below, it is apparent there was a housing boom between 1950 and 1969. This
was due to the influx of civilian employees and military personnel stationed at Walker Air Force

Base.?’
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Table VI-1: City of Roswell 2013-2017 Housing Units Estimate

20,090 Estimated Housing Units (2013-2017 American Community Survey 5-Year Estimates)
Plus 402 Building Permits Issued between 2014 and June 2019 per City of Roswell Data = 20,492

Building Permits Issued 2014 to June 258 Single-Family 1.9%
2019 144 apartments
Total = 402

Built 2010 to 2013 262 1.3%
Built 2000 to 2009 1,208 6.0%
Built 1990 to 1999 1,490 7.4%
Built 1980 to 1989 2,293 11.4%
Built 1970 to 1979 3,221 16.0%
Built 1960 to 1969 4,017 20.0%
Built 1950 to 1959 4,346 21.6%
Built 1940 to 1949 1,919 9.6%
Built 1939 or earlier 1,327 6.6%

Year Housing Units Built in Roswell, NM

M 2010 thru June 2019 - 3%
¥ 2000 to 2009 - 6%

1990 to 1999 - 7%
H1980t01989-11%
M 1970 to 1979 - 16%
W 1960 to 1969 - 20%
W 1950101959 -21%

W 1940 to 1949 - 9%

W 1939 orearlier- 7%

Figure VI-1: Year Housing Units Built in Roswell, NM using U.S. Census Data 2013-2017
Estimates and City of Roswell Data
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According to the 2013-2017 American Community Survey 5-Year Estimates, the City of
Roswell’s population was approximately 48,163. (The July 1, 2018 Population Estimate was

47,635.) The estimated median age was 34.3 years of age. There are an estimated:

e 13,157 (27.3%) under the age of 18;

e 35,006 (72.7%) 18 years and older; and
e 7,533 (15.6%) 65 years and older.

e Median Household Income = $42,417;
e Unemployment Rate = 6.8%);

e Percentage of persons 25 years and older who is a high school graduate or higher =
80.2%;

e Percentage of persons 25 years and older with a bachelor’s degree or higher = 19.9%;

e Percentage of persons in poverty = 21%. %

Census estimates report the racial and ethnic makeup of the community as shown in the table

below.

Table VI-2: City of Roswell 2013-2017 Population Estimate %

2013-2017 Population Estimate in the City of Roswell, NM: 48,163

Hispanic or Latino of any race 56.8% 49.7% Mexican
Not-Hispanic or Latino 43.2% 38.2% White alone
Black or African American alone 1.9%

American Indian or Alaska Native alone 0.8%

Asian alone 0.8%

Native Hawaiian and Other Pacific Islander alone 0.1%
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Roswell NM 2017 Population Estimate by Age Group

® Under 5 years
® 5 to S years
®m 10 to 14 years
15 to 19 years
W 20 to 24 years
M 25 to 34 years
W 35 to 44 years
W 45 to 54 years
W 55 to 59 years

m 60 to 64 years

Figure VI-2: City of Roswell, New Mexico 2017 Population Estimate by Age Group based on
U.S. Census data 2013-2017 Estimates
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VII. INTERVENTION STRATEGIES AND CONCEPTS FOR

NEIGHBORHOOD VITALITY AND STABILIZATION

Vitality and Stabilization

This section focuses on intervention strategies to re-stabilize and revitalize neighborhoods based
on a review of literature as well as this author’s recommendations to forge a comprehensive

approach to re-stabilize neighborhoods classified as either destabilizing or distressed.

Mu I-Dii mensi onal Strategy

Since this study explores various concepts employed to re-stabilize neighborhoods and prevent
destabilization, it make sense to begin with Mallach’s idea that a “successful strategy” to tackle
relevant neighborhood issues must be “multidimensional.”®® Mallach’s approach recommends
establishing mechanisms to incentivize home buyers’ investment in rehabilitation of housing
when the costs of renovation “exceed its after-market value” as well as encouraging existing
home owners to stay and keep investing in their properties and the neighborhood. “It’s not just
about financial incentives, though; it’s about curb appeal, it’s about marketing, and about
becoming a welcoming community. But in the end, it’s about motivating people—homebuyers,
developers, responsible investors, small business people—to spend their money, not about

spending public money.”
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Mallach advocates each neighborhood strategy needs an entity to “lead the effort” and enter into
a partnership with municipal government because local government “rarely does a good job
taking the lead” or has “the ability or the will to focus as closely on a particular neighborhood as
is needed to mount an effective, sustained, neighborhood stabilization effort.”%? Successful
neighborhood stabilization efforts have occurred when solid Community Development

Corporations have been at the helm “for the long haul.”%®

Community Devel opmerts)Cor porations (CD

Community Wealth Building Organizations and Community Development Corporations (CDCs)
provide a variety of programs such as affordable housing, job creation, micro-loans, food
production assistance, and grass-roots community engagement.®* In the 2018 article,
“Community development corporations in the right-sizing city: Remaking the CDC model of
urban redevelopment” in Journal of Urban Affairs, Melissa Heil provides a brief history of
CDCs emerging during the late 1960s. Drawn from Perry’s 1971 and 1973 articles, Heil states
CDCs were formed by “churches and labor unions...highly influenced by the support of the
federal government and the Ford Foundation” as a response to quell rioting and assimilate

activist groups considered radical at the time. %

Heil’s case study examines the “right-sizing” of CDC programs in Detroit to address the
shrinking population rather than population growth. By understanding how CDCs may have
created a social injustice impact toward residents who paid long-term market-rates for homes
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that end up in land banks due to foreclosures despite years spent paying property taxes, Heil’s
study looks at the “perceived advantages being offered to newcomers over long-time residents”

“whereas long-time residents struggle to maintain their homes without support.”®

Various Community Development Corporations focus on different programs and issues. CDCs
designed to assist existing property owners with repairs, weatherization, cleanup, home
improvements, neighborhood outreach, empowerment, public art, green space, landscaping, and
revitalization efforts through affordable infill housing are worthy of further exploration. For
example, the Rio Grande Community Development Corporation in Albuquerque, New Mexico
“operates the South Valley Economic Development Center that has incubated over 100 new

businesses in low-income communities in the city since opening in 2003.%’

Land Banks and Land Tr ust s

According to the Center for Community Progress,

Land banks are governmental entities or nonprofit corporations that are focused
on the conversion of vacant, abandoned, and tax delinquent properties into
productive use....Land banks...are a direct response to this growing trend of
vacancy and abandonment, created to strategically acquire problem properties
and convert these liabilities into assets....and transfer the properties to new,
responsible owners in a transparent manner that results in outcomes consistent

with community-based plans.®®
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The Center’s website provides a discussion on creating landbanks and how they function.

Land Trusts are established to hold properties for periods of time including in perpetuity “for a
community purpose such as conservation or affordable housing.” Land banks are depositories

for real property acquired through:

1) Tax delinquencies and tax foreclosures;

2) Excess residential real estate foreclosures;

3) Foreclosure of government liens arising from housing and building code violations;
4) Direct market purchases; and

5) Third parties’ “deposits” of properties to be held pending redevelopment.®®

There are many online resources that discuss how to set up a community land trust including
Lincoln Institute of Land Policy,'® Shelterforce,'®* Community Builders,'%? and others. In
Albuquerque, the “Sawmill Community Land Trust manages 34 acres of reclaimed industrial
land where they built 93 affordable single-family homes and three affordable rental apartment

complexes complete with community gardens, playgrounds and a plaza.”103 104

Historically, communities of color and low-income areas have been targets for urban renewal,
i.e., mass demolitions of businesses and housing stock. A social justice issue to be aware of and
avoid is the use of condemnations, foreclosures, liens, Land Trusts, and Land Banking to

encourage private development gentrification in neighborhoods that are still viable. Due to the
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current affordable housing crisis, rehabilitation of existing habitable housing stock in such a
way that makes such housing affordable for home-ownership by median-income and low-
income households is a key ingredient in revitalizing disenfranchised neighborhoods.
Households that spend one-third or more of their monthly income on rent and live paycheck to
paycheck are not building equity and therefore are not building wealth in the present or for the
future. Assisting low-income homeowners with repairs and renovations to existing properties
and providing the resources for potential homeownership is key in stabilizing neighborhoods.
Financial and home repair training as well as proactively encouraging entrepreneurship and job

skills training are also important components involved in increasing financial well-being.

Charter of t he New Urbani sm

Through “The Charter of the New Urbanism” established in 1999 by the Congress for the New
Urbanism, the founders stated: “We dedicate ourselves to reclaiming our homes, blocks, streets,
parks, neighborhoods, districts, towns, cities, regions, and environment.”*% The Charter
provides 27 “principles to guide public policy, development practices, urban planning, and

design” that are divided into three major headings:
1) Principles 1 through 9: “The Region: Metropolis, City, and Town.”
2) Principles 10 through 18: “The Neighborhood, The District, and The Corridor.”

3) Principles 19 through 27: “The Block, The Street, and The Building.”

69



Principle 10 states: “The neighborhood, the district, and the corridor are the essential elements
of development and redevelopment in the metropolis. They form identifiable areas that

encourage citizens to take responsibility for their maintenance and evolution.”
Principle 11 states: “Neighborhoods should be compact, pedestrian friendly, and mixed-use.”

The remaining neighborhood principles advocate diverse housing stock size and price; walkable
neighborhoods with connectivity to schools and transit; a variety of park types and sizes such as
“tot-lots and village greens to ballfields and community gardens;” and “Concentrations of civic,
institutional, and commercial activity should be embedded in neighborhoods and districts, not
isolated in remote, single-use complexes.”'% To this end, care and attention must be given to the
design and connectivity of new neighborhoods. Communities must also seek opportunities and
resources to improve destabilizing and distressed neighborhoods based on New Urbanism

principles.

Repl gt ainwW Reconfiguring Land

City planners and zoning administrators must devise strategies for development projects on land
originally platted within municipal boundaries prior to the adoption of land development
ordinances. Remnants of farms, pastures, and ranches subdivided under the county’s jurisdiction
and county subdivision regulations written to accommodate rural subdivisions and annexed can
pose challenges. Unwieldy parcels can result from such practices that created land-locked lots
with no direct right-of-way access and a hodge-podge of larger tracts intermingled with smaller

lots. Such plats can frustrate future city zoning administrators during land development and

70



building permit processes due to unpaved or county-standard paved streets without curb-and-
gutter and without sidewalks. The lack of properly dedicated alleys and adequately sized utility
easements complicates development patterns and can hinder transfer of properties, loans, and
owner use and enjoyment of properties. Such subdivided tracts often lacked infrastructure
improvements at a time when the developer was not held accountable through a legal instrument
such as a developer’s Assurance Agreement whereby the developer guarantees the development
of infrastructure to the city’s standards as overseen by the City Engineer. In such scenarios, the
developer never provides “As-Builts” (set of plans showing the completed infrastructure
installations as the infrastructure is actually built) to the City Engineer for review and final
approval. Land subdivided without master planning can result in lack of infrastructure and other

problems such as:

e Unpaved streets;

e Inadequate utility and access easements such as alleys;

e Lack of sidewalks;

e Lack of access to sanitary sewers;

e Reduced access to water mains and fire hydrants;

e Non-existent stormwater drainage planning, infrastructure, and retention basins;
e Lack of natural gas utility;

e Lack of broadband, cable, and telephone utilities;

e Renders installation of underground electric very difficult;

e Lack of street trees (with or without irrigation);

e Creation of numerous access and utility easements across private properties; and

e Increased expense for builders and homeowners when construction does occur because
the cost of building materials and labor costs often increase exponentially due to natural
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disasters in other areas of the country and other factors such as increased transportation
costs, inflation, and loss of local competition in the building trades, suppliers, etc.

When such parcels were further subdivided to create additional smaller lots in the past,
additional costs are often incurred by developers (including individual property owners) when
developing in the present. Lot consolidations by land surveyors may be required in order to
conform with minimum lot sizes and other regulations in current zoning ordinances. Replats to
create private easements or dedicate rights-of-way may be necessary. These additional steps can
cause delays, incur more expense during the development process, and consume more staff time
during the land owner consultation and permitting process. It is especially challenging for a
neighborhood to “function like a neighborhood” when land development is unplanned and badly
platted resulting in lack of walkability and connectivity, lack of amenities, lack of infrastructure,
lack of defined boundaries, and lack of “sense of place.” In order to incentivize redevelopment
in such unwieldy and undesirable lot configurations, municipalities must devise strategies and
budget items to replat certain areas of vacant and abandoned land in order to connect and/or

create streets and alleys for better access and utility alignment.

Another problem that occurred with some frequency prior to GPS was with land surveys.
Sometimes, surveyors made errors in finding or setting points that caused a huge skew for
properties in a given area. Sometimes, clerical errors or recording errors occurred in filing a plat
and these errors were passed down each time the land’s deed was transferred to a new owner.
Title companies change ownership over time, and such deeds may have been created and

transferred many years prior to computer data bases and search engines. The only viable
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solution to such land platting nightmares is either for the municipality or the developer to spend

the necessary money to rectify these errors and replat the land correctly.

Map VII-1: Aerial Map c. 1953 in City of Map VII-2: Chaves County Assessor Aerial Map
Roswell Engineering Department showing c. 2018 of neighborhood east of Old Municipal
vacant land in the neighborhood east of the Airport showing vacant land and irregular

Old Municipal Airport. platting. Some replatting could provide better

connectivity and access to currently land-locked

parcels.

If a replat involves several parcels and is not eligible for a summary or administrative replat, it
must go through the lengthy approval process by the Planning & Zoning Commission and City
Council. In such instances it is not uncommon for civil litigation before a municipal court judge
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to occur between land owners claiming rights to land or disputing boundaries thus causing
further delays to development, inflaming disputes among neighbors, and costing not only
taxpayer money, but individual property owners money in court costs and litigation fees. When
these land development issues linger over time, lots remain vacant and undeveloped and
structures on surrounding properties may continue to decay over time resulting in a continued

cycle of abandonment, blighted conditions, and sense of hopelessness.

Ask Neighborhood Resident s

If a community expects neighborhood revitalization strategies to succeed, it is imperative to
involve people living in the neighborhood to provide insight, ideas, and guidance. When
communication fails to occur, situations may arise as reported in a 2018 news release by the
National Resources Defense Fund about a neighborhood in Albuquerque, New Mexico.%” The
Historic Neighborhood Alliance and Martineztown Working Group are concerned about
industrial encroachment in the Martineztown Neighborhood that has been occurring since the
1950s.2% In an article published in the Al/buquerque Journal, the reporter quotes one of the
Historic Neighborhood Alliance’s founding members Diana Dorn-Jones, “The residents of
Martineztown are fighting to have a voice in the zoning process because it can save this

culturally rich neighborhood.”%®

In contrast, many public housing complexes have tenant associations that meet regularly. Built

in the 1930s, Mary Ellen McCormack is Boston Housing Authority’s “oldest development.”1°
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The Boston Housing Authority selected WinnCompanies as the developer to completely
redevelop the Mary Ellen McCormack site with all new housing and amenities with a mix of
market rate housing and subsidized housing. Input from the tenant association and tenants who
have attended public meetings has been integral for WinnCompanies to understand the needs of
residents and garner support. The Mary Ellen McCormack Redevelopment Official Site located
at coUrbanize.com states, “Before we (WinnCompanies) build anything, we want to build a
shared vision of the future neighborhood through in-person meetings and feedback here

online.”*! WinnCompanies’ goal for the redevelopment project states:

Our goal: make Mary Ellen McCormack a 21°" century neighborhood where
residents are the highest priority — not just through modern homes and open space,
but through programs designed to create a better quality of life and the chance to

pursue brighter futures for themselves and their families.**?

In the draft July 2019 report, “Assessment of Affirmatively Furthering Fair Housing in Boston,
Massachusetts: Process, Findings and Goals,” James Jennings “provides a ‘fair housing lens’ to
strategies, policies and actions adopted to move Boston toward meeting major challenges
including the attainment of racial equity in the lives of residents.” The report provides several
goals derived through meetings with community residents, “civil rights and housing
representatives, and local government.”*®® Not only is it a requirement to engage residents, it is
vitally important to be proactive in increas knowledge and understanding of elected officials and

community stakeholders who control the purse strings and political will.
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In the report, Issue 9: “Challenging Racial Inequalities, Inequities, and Building Neighborhood
Connections” provides a goal to conduct social justice and equity training “for public officials,
planners, developers and community groups to understand better how to utilize a racial equity

and social justice lens in

e adopting policies and strategies;

e communication and outreach;

e evaluation of policies, strategies or actions.”!4

Address Neighborhoods in Comprehensive Me

If neighborhoods are the building blocks of municipalities, this author recommends that
communities include a chapter dedicated to “Neighborhoods” in Comprehensive Plans, just as
most master plans include sections or chapters dedicated to housing, transportation, parks and
open space, and infrastructure. Include analysis, civic engagement, and neighborhood

empowerment as strategies, goals, and objects to improve the quality of life in neighborhoods.

Municipal allocation of financial and legal resources toward placing abandoned and vacant
properties in land banks or on the real estate market is an actionable goal that will improve the
quality and stability of neighborhoods. Allocating staff time toward creating legal instruments to
transfer property ownership to the municipality is imperative. It might be necessary for some
communities to engage a land use attorney to create the legal processes and legal instruments

and documents to accomplish this task.
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Nei ghbor hood Pl ans and Small Area Pl

The processes that land use planners leverage when drafting Neighborhood Plans, Small Area
Plans, and Specific Plans can inspire civic dialogue resulting in tangible brick-and-mortar goals
as well as social equity objectives. In a published essay, James Jennings reviews the 2004
Roxbury Strategic Master Plan: Building a 21*' Century Community. This “master plan is
considered unique in Boston because it represents a framework for decision making about local
economic development issues, and includes a governance structure to facilitate such decision

making,.

Because such planning efforts engage individuals within a defined geographic area, planners are
able to identify the very local and specific place-based issues that can be supported by Census
Track and Block Group data levels. As Jennings points out, some issues in neighborhoods may
be highly politicized and debated and factions must be properly managed during the
engagement process in order to reach consensus and to ensure that the planning document goals
“reflect the concerns and needs of residents in the neighborhood.”*!® Interestingly, one of
Roxbury Strategic Master Plan's accomplishments was the establishment of a 15-member
Roxbury Strategic Master Plan Oversight Committee. The Committee was given
“responsibility for proposing land use programs; recommending the order of parcel disposition;

coordinating public comment and input, reviewing draft proposals,” etc.!!’
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The Roxbury Strategic Master Plan also facilitated the idea that “A resource sometimes
overlooked by government for low-income neighborhoods is the tapping and leveraging of
public resources to develop programs that expand economic opportunities and increases the
capacity of local businesses.” As part of the Roxbury Strategic Master Plan, Dr. Jennings
created a checklist to garner direct input from residents regarding local economic development.

Examples of two checklist questions posed are:

1) “Was a “local business impact” study completed by entities interested in pursuing
economic development plans?”

2) “How will the construction of housing or physical infrastructure utilize local

businesses?”’118

Among Western states, the City and County of Denver, Colorado has undertaken the
Neighborhood Planning Initiative in order to ensure the production of area plans for the entire
city within a 10 to 14 year timeframe. The area plans will employ community engagement
processes in order to obtain specific, localized detailed information, data, knowledge, and ideas
from neighborhood residents and business owners.!!° In July 2019, Denver’s Department of
Community Planning and Development advertised the position of Neighborhood Planning and
Implementation Manager to manage a planning staff of up to 12 members.'?° In order to provide
communication and advocacy, the City of Santa Fe, New Mexico advertised the position of

Neighborhood Engagement Coordinator in January 2019.
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Compl ete Neighborhood Concept

Founded in 2000, Smart Growth America “advocates for people who want to live and work in
great neighborhoods.” “At the heart of the American Dream is the simple hope that each of us
can choose to live in a neighborhood that’s beautiful, affordable, and in which it’s easy to get
around....Smart growth strategies help make these dreams a reality.” Both the National
Complete Streets Coalition (2004) and the National Brownfields Coalition provide advocacy,

technical assistance, and policy guidance under Smart Growth America.

The term “Complete Neighborhoods” is beginning to emerge in the literature. Earlier in this
paper, Gilderbloom referred to Complete Neighborhoods in “Ten Commandments of Urban
Regeneration.” However, the article did not define the term “Complete Neighborhood.” As a
“real estate developer and investor,”*?! Rockford Construction wrote a “Complete
Neighborhood by Rockford” report.'?? This report defines “Complete Neighborhoods” as “good
places to live” with “a mix of uses, varied housing types, environmentally sensitive and
sustainable design, and access to jobs, education, services, recreation, transit, and culture.” The
report provides several examples of “metrics to measure success” for several philanthropic

foundations and other organizations:

e Kresge Foundation in Troy, Michigan provides revitalization assistance in Detroit with a
goal to “Foster sustainability, increase economic opportunity and stabilize property
values and the city’s tax base by investing in neighborhoods that are magnets for new
residents and that sustain existing residents.”

e Purpose Built Communities was founded in 2009 as a non-profit in Atlanta, Georgia that
“provides support to local groups in revitalizing neighborhoods, providing pathways out
of poverty and creating economically diverse communities.” The report explains the
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organization’s “Model for neighborhood revitalization...built on three pillars Mixed-
Income Housing...Cradle to College Education... Wellness” that “relies on a strong
Lead Organization” with a “sustainable funding stream” that works “closely with
neighborhood residents, public and private stakeholders, and investors.”

e Bureau of Planning and Sustainability in Portland, Oregon has the “Goal: 80% of

neighborhoods deemed “complete” in 25 years” and provides a list of seven factors.?

In order to be determined “Complete,” a Portland neighborhood must possess 5 of the 7

following criteria.

e Pedestrian: Streets with sidewalks on at least one side

e Bicycle: Y, mile to Trail or Greenway
e Transit: Y mile to MAX or ¥ mile to Frequent Service or 1/8 mile to Regular Service
o Parks: % mile to a Neighborhood Park and 3 miles to Community Center

e Healthy Food: % mile to Store

e Commercial Services: ¥ mile to business/service cluster

e Elementary School: 1 mile to public elementary school 1?4

SustainalbreegnadmndsNeEEEDbor hoods

Neighborhoods that are green with trees and landscaping provide relief from the hardscapes of
the urban environment. Plants and trees oxygenate the air, absorb pollution, and create
sustainable environments by cooling the ambient air temperature and reducing urban heat
islands. Landscaping creates a more pleasing natural environment in which to live, work, and
play. Shade trees near sidewalks contribute to “walkable” environments by providing relief from
the sun in warmer climate zones. When the outdoors is enjoyable, more people reap health

benefits by living healthier lifestyles.
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Gilderbloom’s “First Commandment” to “Focus municipal financial improvements in urban
neighborhoods” makes reference to the greening of neighborhoods in Portland, Oregon’s

“progressive planning document which builds on justice and equity.”*?

Julian Agyeman “originated” the term “Just Sustainability” to mean “The need to ensure a better
quality of life for all, now and into the future, in a just and equitable manner, whilst living
within the limits of supporting ecosystems.”*?® As a professor at Tufts University in the
Department of Urban and Environmental Policy and Planning, Agyeman’s integration of natural
systems with humanity’s social systems is a fundamental concept in the department’s post-
masters Certificate in Advanced Graduate Studies (CAGS) that focuses on Urban Justice and

Sustainability.!?’

Richard Louv’s article “Outdoors for All” in the May/June 2019 issue of the Sierra Club’s
magazine Sierra highlights reasons why health care practitioners “now prescribe nature or
integrate it into their practices.”*?® Louv indicates that people who do not live in “green
neighborhoods” tend to have shorter life spans and refers to Oakland, California to exemplify
“neighborhoods with the most poverty are often those with the fewest parks and the least green
space.”'?® Louv’s article highlights Oakland pediatrician Nooshin Razani who founded the
Center for Nature and Health; “Razani and others are making the case that nature connection

should be recognized as a civil right—a human right.”*° Louv provides an overview of the “UN
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Convention on the Rights of the Child” and states a “goal is to convince national, state, and
provincial governments to pass resolutions—or, even better, establish policies—that ensure

equitable access to the natural world as well as protection from environmental degradation.”*3!

Under the “Ensuring child-friendly play environments,” the report states, “Opportunities for
play, learning, and social interactions are determined by the quality of the spaces children can
access, whether natural or built, provided or ‘immediate’.” “Today, most children grow up in
urban, often densely built areas. The quality of their play opportunities depends on human
activity, design and planning.”**2 Under the report’s “Recommendations” section, the committee

provides the following direction to municipal planners:

Mounicipal planning should place a priority on enabling access to environments
which increase all children’s freedom to play, be active and independent within
their community. This can include creating zones with priority for pedestrians or
cyclists over motorized traffic in roads of family housing or play streets outside
schools, inclusive parks and playgrounds, access to landscaped green areas, open
spaces, “wildlands” or nature; and overall greater “walkability”. Furthermore,
States should consider the need to orientate planning and regulations in areas that
are not generally recognised as relevant for children towards ensuring the play-

and child-friendliness of all environments.*>
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According to an article by Steve Wright in the Green Communities Winter 2010 issue of On
Common Ground, the U.S. Green Building Council (USBC) in partnership with Congress for
the New Urbanism and the Natural Resources Defense Council developed a rating system for

neighborhoods following the principals of Leadership in Energy and Environmental Design

(LEED) criteria.

Born of a balloting process among planning and sustainability experts, the LEED
for Neighborhood Development Rating System (LEED-ND) integrates the
principles of smart growth, urbanism and green building into the first national

system for neighborhood design.

An exhaustive 100-plus page document creates a checklist for every conceivable
element to promote sustainable neighborhood design. Points are given for
connectivity to existing development, water and land conservation, developing
with a strong grid of streets, building near transit, creating affordable housing,
using infill sites, facilitating a mix of uses, integrating universal design to
accommodate people with disabilities, and dozens of other measures of compact,
efficient neighborhood design that promotes healthy walkability while reducing

automobile dependency.*®*

The literature points the way to sustainable neighborhood design to create greener, walkable,
more marketable, and thus more stable neighborhoods. The next subsection discusses the

desirability of promoting connectivity as an integral component of neighborhood form.
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Nei ghborhoods with Destinations and

Enhancing the idea of the “walkable neighborhood” is this author’s concept of creating or
revitalizing Neighborhoods with a Purpose that provide interconnectivity to destinations or
activity nodes/activity centers. Small rural towns are typically “walkable” due to less intense
and slower moving vehicles. Small town destinations such as the Post Office, café, church,
school, community center, library, park, retail shops, cemetery, natural or scenic features such as
creeks or hills, and cultural features such as pre-historic or historic sites are usually within % to
1 mile from most in-town homes and encourage walking and bicycling. Because of the close
proximity of destinations and the walkability factor, residents of and visitors to rural
communities tend to walk not only to destinations where public social interaction occurs, but
also to visit neighbors at their homes. Walking provides opportunities for “chance” encounters
and rich social interactions. Some towns are so small that casual and meaningful conversations

happen in the middle of the main thoroughfare.

According to Broberg’s article, “Walking into the Future,” published in the Winter 2010 On
Common Ground, seventy-five percent of people surveyed in 2008 preferred “traditional”
walkable neighborhoods.'® Broberg refers to “Walk Score, a Web site that calculates the
walkability of any address in the country based on proximity to the closest amenities — stores,
parks, restaurants, etc.”'% Broberg mentions author Christopher Leinberger, The Operation of

Urbanism: Investing in the American Dream regarding how:
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A close look at the current housing crisis underscores the relative strength of the
demand (of housing)....The steepest declines in value and the greatest numbers of
foreclosures are occurring in auto-oriented suburbs. Meanwhile, walkable

neigborhoods are retaining more of their value.*>’

Based on a rural small town model, this author recommends that communities find a way to
connect neighborhoods to destinations. When a developer proposes a new subdivision, planners
must ensure that neighborhoods are designed to connect with surrounding destinations and
activity nodes and to other residential neighborhoods rather than developing in isolation. Access
easements accommodating pedestrian and bicycle pathways can provide a trail system among
cul-de-sacs so residents can walk or bicycle to destinations without “being forced” to get in a
car. The cul-de-sac-ing of America has also added carbon emissions with their one-way-in, one-
way-out development pattern. It is not unusual for houses built on cul-de-sacs to be one-quarter
mile from the nearest through Local Street or Collector. Per the previous sub-section that
advocates creating multi-modal neighborhoods with “destinations and purpose,” New Urbanism

and LEED design call for grid-based development rather than cul-de-sacs.

Walking, bicycling, skating, riding scooters, and commuting in a motorized wheelchair is often
uncomfortable on Collector and Arterial classified streets due to the higher speeds and increased
traffic. Incorporate traffic calming and “Complete Streets” design with bicycle, pedestrian, and

transit multi-modal facilities in development plans for new subdivisions as well as enhance
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existing Collectors and Arterials built prior to the Complete Streets movement. Refer to Smart

Growth America’s National Complete Streets Coalition for information and webinars.**

In addition to connectivity through “Complete Streets” and a path or trail network, vacant
parcels or portions of vacant parcels either owned by the city or other entity can be utilized as

destinations with amenities such as:

e Community gardens;

e Public art installations;

e Sense of place features such as stone walls, trees; and landscaping;

e Neighborhood and community bulletin boards;

e Library boxes;

e Paths and routes to grocery stores, convenience stores, and pharmacies;
e Paths to cafés, shops, and neighborhood retail centers;

e Neighborhood parks, playgrounds; and recreational areas;

e Pocket parks and pocket playgrounds (including tot lots, playgrounds for children, adult
and senior “playgrounds” and fitness courses;

e Trail systems or pathways with natural features and/or scenic viewsheds;
e Water features such as ponds, streams with bridges; fountains, bridges;

e Splash pads;

e Neighborhood dog parks;

e Basketball hoops and other types of small courts; and

¢ Picnic and/or sitting areas with landscaping and lighting.
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By creating walkable destinations in either newly developing neighborhoods or as a
revitalization/re-stabilizing tool in Destabilizing or Distressed Neighborhoods, communities
enhance opportunities and incentives for neighborhood residents of all ages and abilities to
utilize pedestrian and bicycle facilities to access nearby destinations. Such outdoor activity
increases chance encounters with neighbors thereby creating cleaner, safer, more interactive

neighborhoods.

Stephen Zavestoski and Julian Agyeman pondered the concepts of “Complete Streets” and
“Incomplete Streets” as they edited the book “Complete Streets: What’s missing? The authors
ponder the question: “Complete for whom?” and point out that “much of the current physically-
focused Complete Streets rhetoric disconnects streets from their significant social, structural,
symbolic, discursive, and historical realities.”**® It is time to think about what is missing and
strive to create beautiful neighborhoods that integrate the built environment with natural
features and destination points that encourage positive inclusive social interaction in public

spaces.

Smart Decline Planning Policy

According to Deborah and Frank Popper’s article, “Small Can Be Beautiful” that appeared in
the July 2002 issue of Planning (magazine published by the American Planning Association)
“smart decline requires thinking about who and what remains. It may entail reorganizing or

eliminating some services and providing different ones. It may involve promoting certain land
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uses and landmarks more as historical remnants than as sources of growth.” The article coins
the term “smart decline,” discusses the rebirth of the “Buffalo Commons” for portions of the
Great Plains, and conveys the idea that the typical role of land planners is to control and manage
growth as in “smart growth,” and that acknowledging and managing decline might be outside a
planner’s comfort zone. However, “many planners working on urban agriculture, urban forestry,

and community garden programs are already using smart decline tactics.”4°

Tufts University Professor Justin Hollander, who studied with Frank Popper as a student at
Rutgers, wrote Sunburnt Cities to propose a different way of approaching “Greyfields” **! or

“decline nodes” 142

through “Smart Decline” strategies in neighborhoods experiencing property
abandonment. Abandonment occurs through foreclosure, condemnation, or other reasons such

as job loss, illness, incarceration, or absenteeism of a property owner with no means of

maintaining the property or paying property taxes, or death of a property owner with no heirs.

“Triggered” by a specific circumstance such as a pre-specified percentage of vacated or
demolished residential structures in a neighborhood or pre-specified geographic area, Hollander
proposes the concept of “Relaxed Zoning” as a tool that garners community input for adaptive
reuse of residential structures and vacant lots. Ideas include urban agricultural plots, green
space, “and a wide range of office, storage, and artistic uses.”**® The flexibility inherent in the
“Relaxed Zoning” concept provides a municipal strategy to address vacant properties in

“decline nodes” for the purpose of stabilizing residential environments and property values of
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remaining residential properties in a neighborhood until a future time when the land becomes
desirable to the real estate market. “In theory, it offers strong potential for effectively shrinking

cities—and unshrinking them when economic and demographic conditions change.”**

Arti st s a-RdoArt s NMake a Di fference

In March 2015, Theaster Gates presented a Ted Talk about neighborhood revitalization through
art projects. “How to revive a neighborhood: with imagination, beauty and art” is Gate’s story
about the transformative power of art to reshape abandoned properties and community. His
story takes place in a Chicago neighborhood called Grand Crossing that was experiencing
challenges such as abandoned properties. Gates began thinking “about these buildings as an
extension or an expansion of (his) artistic practice.” He took action and purchased a “really

affordable” abandoned building that had been a “crack house” for about $18,000 and explained:

I didn't have any money left. So I started sweeping the building as a kind of
performance. This is performance art, and people would come over, and I would
start sweeping. Because the broom was free and sweeping was free. It worked out.
(Laughter) But we would use the building, then, to stage exhibitions, small dinners,
and we found that that building on my block, Dorchester — we now referred to the
block as Dorchester projects — that in a way that building became a kind of
gathering site for lots of different kinds of activity. We turned that building into
what we called now the Archive House. The Archive House would do all of these

amazing things. Very significant people in the city and beyond would find
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themselves in the middle of the hood...we were slowly starting to reshape how

people imagined the South Side of the city.**®

As he reimagined abandoned buildings, Gates learned about zoning, and thought about zoning
pragmatically, and questioned the purpose and outcomes of zoning in the context of abandoned

properties. In his Ted Talk, Gates provided the following personal insight:

“What I realized was that for those of you who are zoning junkies, that some of the
things that I was doing in these building that had been left behind, they were not
the uses by which the buildings were built, and that there are city policies that say,
“Hey, a house that is residential needs to stay residential.”” But what do you do in
neighborhoods when ain't nobody interested in living there? That the people who
have the means to leave have already left? What do we do with these abandoned

buildings? And so I was trying to wake them up using culture.”*®

Gates’ story provides an interesting and innovative look at the restrictiveness of traditional
zoning practice and the possibilities that could exist if Hollander’s “Relaxed Zoning” were
employed in neighborhoods and areas where population has decreased and the number of

abandoned and vacant properties has increased.
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Community Policing

According to the U.S. Department of Justice 2014 publication, Community Policing Defined,
“Community policing is a philosophy that promotes organizational strategies that support the
systematic use of partnerships and problem-solving techniques to proactively address the

immediate conditions that give rise to public safety issues such as crime, social disorder, and

fear of crime.”**’ The publication specifies “three key components”:

1) Community Partnerships (involvement of stakeholders in “collaborative problem solving

and improving public trust”);

2) Organizational Transformation (“police management infuses community policing ideals

throughout the agency”); and

3) Problem Solving (“The process of engaging in the proactive and systematic examination of

identified problems to develop and evaluate effective responses.”)!*

The publication provides information about the U.S. Department of Justice’s Office of

Community Oriented Policing Services (COPS Office) which is “responsible for advancing the
practice of community policing by the nation’s state, local, territory, and tribal law enforcement
agencies through information and grant resources.” An online Resource Center and grant portal

is available at http://www.cops.usdoj.gov. *°
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To support the idea of Community Policing, Policy Analyst Carl Horowitz’s Report “An
Empowerment Strategy for Eliminating Neighborhood Crime” published in 1991 in The

Heritage Foundation’s Backgrounder states:

Crime makes not only the victim, but also the neighborhood poorer. Crime sets in
motion a cycle of flight by law-abiding citizens and disinvestment in housing and
business; this then triggers further flight that devastates the poorest

neighborhoods and communities, dooming to failure even well-designed anti-

poverty efforts.**

In making the case that “Controlling crime is a precondition to improving the lives of the urban
poor because no neighborhood can grow economically unless it is first safe,” Horowitz espouses
“anti-crime activities” that involve “law-abiding urban poor....[to] work with police and other
local officials to identify sources of potential crime and restrict access of potential criminals to

their neighborhoods and housing projects.”®!

In the Report, Horowitz identifies side-effects of crime on residents, property owners, and

business owners.

Fear of crime forces innocent people into forms of behavior that would be
unnecessary in a crime-free environment. The fear of being beaten, robbed, or
murdered can make it impossible for residents of a crime-infested neighborhood
to become productive employees or business owners....Fear of criminals depresses
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the willingness of families to move into and stay in neighborhoods. This then
depresses property values....Since crime reduces property values, homeowners
and apartment owners alike may find it very difficult to obtain credit for purchase
or improvement loans. The result: the housing stock deteriorates despite intentions
of owners....Local residents, fearing crime, are unwilling to patronize
neighborhood businesses during evening hours....When fear of crime drives out
or cuts back the hours of neighborhood enterprises, employment opportunities

shrink.1%?

Horowitz discusses the ramifications of assault crime and fear of crime on education, both
resulting in student truancy and difficulties hiring and retaining educators in high crime
neighborhoods.!® The report provides four points of how a person who commits crime

“ultimately becomes a victim:”

e “First, an inner city criminal career often leads to serious injury or death.”

e When daily felony-level street crimes eventually result in conviction and incarceration,
the loss of income, and the stigma of a felony conviction result in reduced access to
employment and housing once an inmate is returned to society, thus resulting in 60
percent recidivism.

e Lack of finishing high school reduces income earnings and may make a life of crime
more enticing.

e Marriage enhances social and income stability and tends to reduce forays into criminal
activity. “Criminals are less likely than others to develop the personality and values
necessary for entering into and sustaining a marriage.”***
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In order to reduce crime in neighborhoods, Horowitz recommends “community-oriented
policing” that “attempts to prevent crimes rather than investigate them after the fact.” Under this
model, police “[investigate] problems as well as incidents.” Besides police, especially foot
patrol police in low-income neighborhoods, in combination with citizen patrols, Horowitz

advocates for the following:

e Neighborhood residents hire private security companies that have been proven to deter
crime;

e Public Housing authorities implement measures to “make public housing safe”;

e “Erect barricades and guard posts at street intersections” to create a “psychological
barrier” to criminal activity in neighborhoods; and

e Target teenagers for crime prevention, sports, and economic opportunity.t>®

The National Neighborhood Watch Institute (NNWI) provides literature with meeting formats,
agenda templates, and even “How to Start (And Maintain A Healthy) Neighborhood Watch

Program.”%® Information and resources are available online at https://www.nnwi.org. Through

this program, meetings and collaboration among neighbors are established to “reduce crime”

through “three layers of defense:”

o Street Level: NNWI warning signs established in street rights-of-way;

e Home Level: NNWI decals placed inside windows of homes in Neighborhood Watch
Avrea; and

e Participant Level: Based on training provided in NNWI’s Participant Handbook,
(https://www.nnwi.org/product/hp-participants-handbook-combo-version/)
Neighborhood residents and business owners contact dispatch or 911 to report crime and
attempts. %’
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As a well-known national organization, Neighborhood Watch helps neighbors get to know each
other so they can work together on projects and information gathering and sharing. Residents
become empowered by taking action to establish or rejuvenate a Neighborhood Watch and to
work with a city liaison appointed by the Police Department. Deterring crime enhances and
stabilizes neighborhoods by empowering people residing in a given neighborhood to take action
in order to socialize, discuss issues, and reclaim ownership of the neighborhood by enhancing it

with community cleanups and beautification projects.

Beauti fArcoajteicotns as a Revitalizati on

When discussing community policing, Horowitz indicates that residents who take the initiative
to clean up their neighborhoods convey the message “residents care about their community and
thus are more likely to report criminal behavior.”**® Church School Neighborhood’s Project
10:13 in Rockford, Illinois serves as a tangible example of place-based revitalization through
resident determination to clean up alleys and vacant lots, demolish vacant dilapidated structures,

and provide scholarships for youth who participate in neighborhood cleanups.**®

“Keep America Beautiful® envisions a country in which every community is a clean, green and
beautiful place to live.” Founded in 1953, this is Keep America Beautiful’s current mission
statement.®® In 2015, Keep America Beautiful published “Charting the Multiple Meanings of
Blight: A National Literature Review on Addressing the Community Impacts of Blighted
Properties” and “begins development of (a) Blight Calculator to help measure and track
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progress in combatting blight in America.”*®! In the Executive Summary of “Chartering the
Multiple Meanings of Blight,” Lee Huang, et al., list the following “community impacts that

blighted properties generate, particularly on the value of adjacent properties:”

e Vacant properties cost city governments from $5,000 to $35,000 per property.
e Foreclosed homes can lead to an average increase of 1 percent in neighborhood crime.
e Vacant dwellings have higher risks of fires in urban areas.

e Residents in blighted neighborhoods have greater exposure to public health and
environmental risks.

e Low income neighborhoods are more vulnerable to increases in property
abandonment. 162

The Keep America Beautiful website at https://www.kab.org provides resources, publications,

and grant opportunities. Over the years, the organization has forged partnerships with
corporations and cultivated a “network of more than 600 state and community-based
affiliates.”*®® Impacting “more than 20,000 communities annually,” Keep America Beautiful’s
“actions lead to native species plantings, sustainable community gardens including fruit and
vegetable gardens, tree plantings, urban forestry, vacant lot transformation, graffiti abatement,
fighting blight, and more- all of which results in positive, lasting impact in communities across

the country.”64

Civic Engagement and Empowering Resident s

Instilling civic pride is paramount to the well-being of any community. When residents and
business owners display civic pride, the community looks and feels cleaner, neater, and more
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livable. Several nationally recognized organizations provide platforms for civic involvement
and resident empowerment. Keep America Beautiful and Neighborhood Watch are two such

organizations.

Neighborhood Reinvestment Corporation, dba NeighborWorks® America is an organization that
“creates opportunities for people to live in affordable homes, improve their lives and strengthen
their communities.” This organization provides professional development training to develop

and empower community leaders. NeighborWorks offers annual Training Institutes and online

webinar courses and professional certificates.'% (http:/neighborworks.org.)

Saunders’ article on Gentrification provides an example of Hazel Edwards’ work regarding
community empowerment that took place among residents of Melrose Commons in the South
Bronx when they took a stance against gentrification and urban renewal in the early 1990s. By
organizing a Community Development Corporation called Nos Quedamos, which translates to
“We Stay,” this group of citizens hired an architect and created “an urban design plan for their
neighborhood, which resulted in 2,000 units of affordable housing.”166 The Nos Quesamos

CDC’s Mission Statement states:

WE STAY/Nos Quedamos, Inc., is a South Bronx-based CDC committed to our
collective self-determination. Our sustainable development work creates the
conditions that maintain our health and culture. Our work engages, empowers,

and transforms marginalized communities to remain and thrive.*®’
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A fun, innovative approach that uses hands-on art exercises and “engages people age 4 to 80”

can be found on the Open-Neighborhood blog at http://openneighborhood.blogspot.com. With
simple art supplies and a map of the intersection photocopied on 11”X17” posters, the exercise
enabled people to tell visual stories about what kind of development they would like to see at a
specific intersection. Open-Neighborhood is “A Blog documenting a Community Planning
Project in Acton, MA (2009-2010)” posted by artist and writer Ann Sussman and Justin
Hollander, Professor at Tufts University. In one of the blogs, Sussman writes: “For us, this
experiment in ‘public design’ suggests the creativity of local residents may be an overlooked

resource in a community’s future.”68

Pl acemaki ngBaasnedd Plnaictel ati ves

There are many resources for placemaking projects. Public art and sculpture projects don’t have
to be exorbitantly expensive. The following photo taken by this author shows a bus shelter that
Boy Scouts built as an Eagle Scout Project in Roswell, New Mexico. The scouts created the
shelter from used airplane parts. The structure enhances the Roswell International Air Center’s

purpose and sense of place.
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Bus shelter constructed in Roswell International Air Center area from

Airplane parts as an Eagle Scout Project (Photo credit: Merideth Hildreth)

Buil ding Material s, Fences, and Visual

In an August 2019 lecture for students in the Urban Justice & Sustainability program in the
Department of Urban and Environmental Policy and Planning, Tufts University Professor Justin
Hollander described how computerized visualization technology is teaching us how we feel
about and interact with the environment. During the lecture, Hollander showed several photos
of buildings and streetscapes that had been viewed by several people. While viewing each
photo, a computerized visualization program tracked the eye movement of each subject to
discover which elements “caught the eye” most frequently. The research found that buildings
with windows and features that “look like faces” with windows for “eyes” and a door for a
“mouth” are more appealing to humans than contemporary block type buildings with blank

facades and horizontal lines with few or no windows. Streetscapes with vegetation, buildings
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with columns, fences that are not solid and have vertical lines such as wrought iron and short
pickets, and flags are more eye-catching and appear friendlier and safer. Streetscapes with these
elements tend to lead the eye down the street and pique curiosity and an instinct to find out what
is down the street. This type of street feels safer than a street with blank walls, solid horizontal
fencing, vacant lots, and buildings devoid of windows and design elements.®® Information
about this study can be found in Ann Sussman and Justin B. Hollander’s 2015 book Cognitive

Architecture: Designing for How We Respond to the Built Environment, 1*' Edition.*"°

By observing neighborhoods and buildings in cities, it appears to this author that building
materials are an important determinant in the stability of a neighborhood. In the long term,
houses with brick veneer facades tend to have fewer outside maintenance issues than houses
with asbestos siding (that tend to chip and break) and even vinyl siding. Wood siding of course
must be maintained and routinely painted, otherwise chipping and peeling makes a structure
appear dilapidated and can lead to rot, water damage, and insect damage. If not properly painted
or sealed with an outdoor treatment, wood deteriorates rapidly. Brick outlasts stucco, too,
although stucco typically last longer than older types of siding and wood. While technically
stronger than brick, cinder block is prone to lose mortar over time resulting in gaps and cracks
that allow moisture to seep into a building if not repaired. Cinderblock corners can also separate
and cause structural damage and moisture infiltration. Cinderblock walls built decades ago

lacked installation of insulation, which impacts a structure’s integrity and certainly its livability.
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Rock veneers are visually interesting and provide sense-of-place elements. Demolition of
historic rock buildings due to deterioration caused by unrepaired breaches may provide an
opportunity for material reclamation and repurposing. The natural stone material might be
reused on the property or in the surrounding neighborhood for porch siding, perimeter walls,
landscaping, and gateway features. Some elements such as bricks and stone cannot be easily or
cost-effectively reclaimed and repurposed due to the historic use of asbestos fibers in brick and
masonry mortar. Such is the case with the 1930s-era brick used to build the Mary Ellen
McCormack public housing project in South Boston. Reclamation of the brick is cost-
prohibitive during the demolition and redevelopment of the site. (Information from an on-site
tour arranged by TUFTS UEP Lecturer Christine Cousineau with Andrew Colbert, Senior

Project Director for WinnCompanies on August 21, 2019.)

Pitched roofs tend to be superior over flat roofs to weather the elements and protect from
moisture. Houses in neighborhoods that have gables and hip roofs also tend to look better over
time than houses with flat roofs. In the Southwest, some of the most distressed neighborhoods
are those consisting of houses built of cinder block with flat roofs. Neighborhoods with
Southwest-style homes featuring stucco facades and flat roofs or tile pitched roofs can be
appealing with xeriscaping and create neighborhoods with a sense-of-place. In the Southwest,
with some exceptions, single-story ranch-style houses with brick veneer and gable roofs built in
the 1960s and since typically appear in good condition on the outside if the roof and yard have
been maintained. Upon a cursory observation, neighborhoods with these styles of houses tend to

remain more stable and hold or increase in value over the decades.

101



When houses and structures are built of solid materials that withstand the elements and are
maintained, the outside appearance contributes to neighborhood stability and continued “pride
in ownership.” When properly built with quality wood and sound construction methods and
maintained over time, historic homes built at the Turn-of-the-Twentieth Century and prior
contribute to neighborhood stability. Many styles of historic homes built for middle-income and
upper-income households have ornamentation, covered porches, fenestration, and roofing
integral to the design, plus facades that “look like faces.” These features and the associated land
values contribute to a higher percentage of continuous home ownership and business ownership

for professional office space.

It is not unusual for lots in historic districts near the Downtown or Central Business District to
have both a primary house and an accessory dwelling that may have been originally built as
servant’s quarters or converted from a carriage house into a rental unit or guest house prior to
Euclidean zoning restrictions. Extra income generated by a secondary dwelling on historic lots
may be a contributing factor that enables property owners to afford upkeep. Families also use
accessory structes as multi-generational units for elderly parents or adult children who need

assistance while attending school or going through a life transition.

Historic neighborhoods are typically concentrated within walking distance of the downtown
core. Mature vegetation and tree canopies add beauty and walkability. Interestingly,

neighborhoods build in the 1960s have passed the fifty-year mark that is associated with the
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term “historic.” Creating historic districts or other overlay districts aid in the protection,

stability, and design integrity of significant older historic and newer historic neighborhoods.

Depending on the community, neighborhoods with historic shotgun houses may experience a
revival due to the tiny home movement such as is happening in New Orleans. Other shotgun
home neighborhoods may be severely destabilizing or distressed due to materials and methods
employed in the construction of rental housing for historically lower income occupants who
were laborers on railroads and in industry. Such neighborhoods must be assessed within the
context of the community and the condition of any remaining shot-gun structures to determine
the viability of preserving such structures or redeveloping the lots with modern construction. In
some cases, the narrower lot widths may lend themselves to rezoning for single-wide
manufactured homes, tiny homes, shipping container modular home installations, or site-built or

pre-manufactured shot-gun style homes.

In the Southwest, there are examples of adobe houses with stucco facades that have been
maintained over the decades and are still standing and viable. Good examples include the
mixed-use residential and retail neighborhoods surrounding the plaza and Basilica San Albino
Catholic Church in Mesilla, New Mexico; Mesquite Historic District in Las Cruces, New
Mexico; and Santa Fe, New Mexico. Of course, there are many examples in which the elements
have “melted” away the earthen walls resulting in collapsed roofs dotting the Southwest

landscapes and neighborhoods with adobe ruins.
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Fences make a huge difference in the look and feel of neighborhoods. Fences in front yards are
meant to demarcate space and property, keep children and pets in the yard, and hopefully
intruders out. Three foot to five foot tall front yard fences with vertical lines are more appealing
than horizontal lines. Ornamental fences and walls made of stone, brick, and iron add to a
neighborhood’s sense-of-place, and market appeal. Such features give people something to look
at and think about when walking down the street. While practical, chain link fences do not add
to the aesthetic quality of neighborhoods. When drafting fence ordinances, consider the allowed
height in the front yard and materials allowed, especially in historic districts and other special
districts. It is not unusual for subdivisions to have covenants that restrict front yard fences all-

together or have specific design guidelines and criteria.

A Pl ace for Hear't and Soul

A residence in a neighborhood can be more than a place to store one’s belongings, to rest one’s
body, to cook and eat. A residence in a neighborhood should be a place where one feels safe and
can rest both body and mind. A neighborhood should be a place where people build
relationships with neighbors. A neighborhood should be a place where it is safe and comfortable
living, walking, exercising, working in the yard, and going to and from the car. Municipalities
should strive to engage and empower residents to create neighborhoods not just for the body,
but as places of beauty to nurture the heart and soul. In 1995, the Orton Family Foundation
initiated Community Heart & Soul® as a program and model to empower residents to engage in

local decision-making (https://www.orton.org/).
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Stephen Steinberg’s 2010 article, “The Myth of Concentrated Poverty” describes “a strip of
low-rise, subsidized housing” built on Chicago’s 55" Street as, “Architecturally, the houses
were a New Urbanist nightmare: fortified bunkers, walled off to the street, with a small internal
courtyard.” Steinberg’s article shares a brief yet poignant story about observing a group of
women residing in these insensitively designed houses who were “dressed in their Sunday best”
waiting for a bus on Sunday morning to take them back to the neighborhood they left in order to
attend church. This story illustrates the social ramifications of displacement and dispersion and
the longing for a sense of connection with neighbors and the overarching importance of

community relationships.!’!
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VIII. SPECIFIC ISSUES IN ROSWELL’S NEIGHBHORHOODS

The purpose of this planning practitioner study/paper is to define a simplified approach to assess
neighborhood conditions and propose strategies to energize, revitalize, and re-stabilize
neighborhoods by introducing policy and resource recommendations to improve Destabilizing
and Distressed Neighborhoods in Roswell, New Mexico. Based on the review of definitions and
intervention programs provided earlier in this paper, this section proposes strategies and
recommendations to coordinate and cultivate the City’s existing programs and resources aimed
at stabilizing and beautifying neighborhoods. This platform is intended to encourage financial

investment and empower residents to become involved in collaboration and implementation.

Roswell’s Quadrants

Before delving into strategies, it is necessary to understand something about the community.
Only a few of Roswell’s neighborhoods have “names.” The delineation of neighborhoods must
be carefully considered so as not to intensify social divisiveness that might linger. Due to
geographic features, the city is divided into five areas. Roswell International Air Center is
located south of the city proper and within city jurisdiction. The city proper is configured in
quadrants divided by two U.S. Highways that intersect Roswell at Second Street (U.S. HWY
380 east/west) and Main Street (U.S. HWY 285/U.S. HWY 70 E north/south). Subdivisions
developed over time within each quadrant. The first plats were recorded c. 1890. The area and

quadrants are:
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1) The “Base” or “Air Center” area contains WWII-era housing developed by the U.S.

Department of Defense now in private ownership since the Base closed in 1967,
2) Southeast Quadrant;
3) Southwest Quadrant;
4) Northeast Quadrant; and

5) Northwest Quadrant.

Map VIII-1: City of Roswell, New Mexico Plat Book Index Showing Base and Quadrants
(Source: City of Roswell Department of Engineering)
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Base/ Air Center Ar e a

The Department of Defense quickly platted subdivisions and built infrastructure and housing at
the “Base” or “Air Center” to house the WWII workforce at the Roswell Army Air Field.
Originally built as a training facility for the US Army Air Forces Military Flying Training
Center, the base became and a Strategic Air Command. The airfield was renamed Walker Air
Force Base and closed in 1967. In the 1970s, the city’s airport moved its operation to the closed
Base and is known as the Roswell International Air Center (RIAC). The RIAC is largely zoned
[-2 (Heavy Industrial) and contains a historically industrial area with a concentration of jobs and
technical training provided through Roswell Job Corps Center and Eastern New Mexico
University — Roswell (ENMU-R). Aircraft painting and maintenance facilities, related
businesses, and other manufacturing and businesses operate at RIAC. Roswell Independent
School District has two high schools (Early College High School and University High School)
located in the RIAC area. Eastern New Mexico University — Roswell (ENMU-R) and its student
housing complex, New Mexico National Guard Youth ChalleNGe Academy campus and

housing, and federal government training facilities are also located in the Base Quadrant.

“Base” housing in the RIAC is separated from the rest of Roswell by an approximately two-
mile stretch of South Main Street from Brasher Road to Hobson Road. The Relief Route
intersects South Main Street between these two roads. The WWII era housing at the Base was
primarily built of cinderblock. The subdivisions were platted with narrow local streets, many

cul-de-sacs, irregularly shaped lots, no alleys, no sidewalks, and small front yards. The resulting
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infrastructure installation provides challenges for today’s utility maintenance. The small front

yards provide challenges for today’s multiple-vehicle households.

Map VIII-2: City of Roswell, Platting from the WWII era at the base formerly known as Walker

Air Force Base. Notice the irregularly shaped lots, lack of alleys, narrow street rights-of-way.

(Source: Chaves County Assessor)

Nort hwest Quadrant

In the Northwest Quadrant, the City owns large tracts of land totaling approximately 640 acres
used by the U.S. Army Air Corps (c. 1940) and as the City’s airport until 1975. A portion of this
land known as Old Municipal Airport (OMA) was allocated to create Cielo Grande Recreation
Area (151 acres) which contains the soccer complex, the Roswell Recreation and Aquatics
Center (opened on June 29, 2019), multi-purpose fields, a skate park, playground, and multi-use

paths. This park is used for large events such as Fourth of July and Hike-it-and-Spike-it 4-on-4
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Flag Football Tournament. New Mexico Department of Game and Fish recently constructed the
Roswell Regional Office Complex with training facilities for outdoor recreation on a portion of
the city’s property. The City obtained grant funding for the Old Municipal Airport Economic
Development Study produced by Willdan Financial Services in 2017. Roswell’s Community
Development Director Bill Morris, AICP, CZO, devised a mixed-use master plan for OMA with
an aviation and art deco theme. He is overseeing the platting of OMA into tracts that can be sold
to developers and is working on a street grid.!’? City Engineer Louis Najar, P.E., the city’s
Director of Engineering has overseen the installation of a 10” sanitary sewer line and a 12”

water line running north/south completed in June 2019 to prepare OMA for development.

New Mexico Military Institute and NMMI Golf Course are also located in Northwest Quadrant.
The mix of uses includes older and new hotels, the Nancy Lopez/Spring River Golf Course, a
mixture of housing types, the majority of the designated historic district, City Hall, two high rise
office buildings, Eastern New Mexico Medical Center, medical offices, the Roswell Convention
and Civic Center, Roswell Museum and Art Center with Goddard Planetarium, part of the
downtown MainStreet Roswell district, restaurants, mixed retail, Sam’s Club, and Walmart®.
Spring River Apartments is a new apartment complex with 144 units that became available in

2017; Phase II is preparing to break ground in the near future to build additional units.
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Map VIII-3: Old Municipal Airport with Cielo Grande Park in SE corner

of 600 acres city-owned land. (Source: Chaves County Assessor)
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Nort heast Quadrant

The Northeast Quadrant is home to Goddard High School, several recreational facilities such as
the Wool Bowl (football stadium), New Mexico Military Institute’s Baseball Field, the Roswell
Livestock Auction, industrial areas along the BNSF Railway track, the Rail Road District
Metropolitan Redevelopment Area (MRA), the Roswell Mall, an assortment of housing stock
ranging in age, price, and type, Lovelace Regional Hospital-Roswell, and the Chaves County
Courthouse. There is opportunity for infill development in the older neighborhoods between

Second Street and 19™ Street.

Sout hwest Quadrant

Roswell High School is located in the Southwest Quadrant as are a mixture of neighborhoods
(including a portion of the historic district), the Petroleum Building, a portion of MainStreet
Roswell’s district, and older retail shopping centers that are in need of tenants and
redevelopment. In the fall of 2019, a new restaurant broke ground on South Main Street near a
new furniture store that renovated the building that previously housed Sears®. Neighborhoods of
single-family homes, several apartment complexes, mobile home parks, and the city’s largest
manufactured home subdivision comprise the housing mix. Large tracts of platted undeveloped
land are in the southern portion of this quadrant. Several vacant parcels located in the vicinity of
West First Street to Tilden Street and Washington Avenue to Ohio Avenue are eligible for

affordable infill development.
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Sout heast Quadrant

The Boys & Girls Club, a new splash pad, industrial sites, and older neighborhoods are located
in the Southeast Quadrant. A CDBG grant provided funding for sidewalks along Bland Street to
provide pedestrian infrastructure to Nancy Lopez Elementary and Mesa Middle School. This
infrastructure investment has begun to transform the neighborhood as recent private property
improvements are evident and more people are using the sidewalks. The Chaves County Annex,
city-operated South Park Cemetery, and the Eastern New Mexico State Fair Ground are located

in this quadrant. The historic Chihauhuita Neighborhood is also located in this quadrant.

The Southeast Quadrant has ample vacant land with available infrastructure that is suitable for
infill development of affordable housing. The Summit Street and Reed Street area is beginning
to see public and private investment toward revitalization. Demolishing existing outdated and
dilapidated structures and building new businesses and new residential homes has begun. One
property owner has demolished an long-vacant car mechanic shop, replatted three lots into two
lots, recently completed a new two-story duplex on one lot, and is preparing to construct a
similar two-story duplex on the adjacent lot. The City of Roswell’s Community Development
Director Bill Morris took the initiative to cause a tract of city-owned land to be replatted into
18 lots for affordable single-family homes. The City Engineer, Louis Najar acquired funding to
install water and sanitary sewer infrastructure with stub-outs to each lot to prepare the

subdivision for private affordable housing builders.
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Life Cycles of Property, Infrastructure, and Trees

Over the past couple of decades, many of Roswell’s neighborhoods have begun to show
increased signs of distress, with numerous dilapidated and abandoned houses, fences, and
accessory structures such as garages and storage sheds. Houses and structures that are
demolished leave vacant lots, many of which the City pays a contractor to mow due to absentee
property owners. Some sidewalks have begun to deteriorate. The City’s Engineering
Department is busy overseeing projects to replace outdated and broken infrastructure installed
decades ago. Large trees planted 80 years ago are also reaching the end of their life cycles. A
new strategy and funding source is critical to address these issues in order to revitalize these

older neighborhoods.

Housamdg Property

Nearly 60 percent (57.8%) of Roswell’s housing stock is at least 50 years old (built before
1970). If never rehabbed and updated, these residential units have already reached or are
approaching the end-of-life-cycles and are in need of renovation or demolition. An example of
this end-of-life-cycle scenario recently occurred in Roswell. In early 2019, the City’s Building
Official condemned a 72-unit apartment complex (built ¢. 1963 according to Chaves County
Assessor mapping information). The property had fallen into disrepair due to deferred
maintenance and no longer met the International Building Code standards for habitation. The
City recently adopted a building maintenance ordinance to prevent this type of occurrence in the

future. All of the apartment’s residents were displaced due to the condemnation. The Eastern
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Regional Housing Authority provided assistance to residents who needed help searching for

other housing.
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Map VIII-4: Chaves County Assessor Map of Condemned Apartment Complex in City of

Roswell, New Mexico.

I nfrastructure

The demographic study presented in Section VI indicates that 38% of the housing stock was
constructed over 60 years ago prior to 1960. It stands to reason that approximately 40 percent of
neighborhood infrastructure is also a half-century old. This means that sidewalks, in

neighborhoods where sidewalks exist, may have sections that need to be replaced due to scaling,
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cracking, or buckling. Over the past year the City has worked on several emergency water main
and valve replacement projects. The City Engineer is overseeing manhole rehabilitations and
replacement of city sewer lines. Plumbers regularly pull permits for new sewer taps at existing

homes due to tree roots and other encroachments into the sewer lines on private property.

Tr ees

In some neighborhoods, street trees are even older than 60 years. During the 1930s, Governor
Clyde Tingley leveraged WPA projects in Albuquerque and other cities such as Roswell to plant
Siberian Elms in parks and as street trees.!”® Like many other historic districts in New Mexico,
broad Siberian Elm canopies tower up to 65 feet above Roswell’s historic homes. However,
these trees have reached the end of their life cycles. It is common to see large hollow branches
fall during powerful wind gusts and storms. Many of these large trees are hollow and dead or

dying. According to the Socorro Tree Inventory:

These trees are often at the core of our historic districts. Many of these trees are
now over-mature and rapidly declining. New Mexico faces an impending loss of
their significant cultural, environmental, aesthetic, and economic contributions.
New Mexico State Forestry received a grant from the US Forest Service to develop
an approach to our historic district tree management, transitioning into resiliency

while maintaining the integrity of our cultural landscapes.*™
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In a 2017 article by Rebecca Moss and published in The New Mexican (Santa Fe’s local
newspaper), Siberian Elms are considered a prolific and invasive species with large roots that
buckle sidewalks and break water and sewer lines. Even though this species native to the Gobi
Desert can wreak havoc on urban infrastructure, they are also responsible for making urbanized
communities in New Mexico’s semi-arid savannahs livable after the devastation wrought by the
Dust Bowl of the 1930s. “But for all the hate, Santa Fe and many communities in New Mexico
would have little shade without the dreaded Siberian elm. And now, as climate change
increasingly makes the state hotter and drier, some researchers and arborists are rethinking the
value of this hardy tree.” This article provides the names of several arborists who study the

management of Siberian Elms and how they enhance New Mexico’s communities.!’
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IX. RECOMMENDATIONS FOR ROSWELL, NEW MEXICO:

INTERVENTION, INVESTMENT AND EMPOWERMENT

This section proposes resources and recommendations to initiate a coordinated planning and
policy approach specifically tailored to the City of Roswell to revitalize and energize the city’s
Destabilizing and Distressed Neighborhoods through intervention, investment, and
empowerment opportunities. The resulting public/private partnerships will be able to identify
neighborhoods that need attention, identify strategic resources to leverage into target areas,
devise specific implementation programs, and formulate a feedback loop evaluation/assessment
process to determine success and modifications of programs. Some of the strategic goals should
focus on placing vacant and abandoned land back onto the market, stabilizing existing viable
properties through intervention strategies, and engaging residents and the public to intervene in
their own neighborhoods. Revitalization requires a concerted and integrated approach
accompanied by a public relations and marketing campaign. It is hoped that other communities
without dedicated neighborhood revitalization programs might apply some of the

recommendations outlined below.

Questions
In Roswell, New Mexico, the most successful neighborhoods are those that have:

e Regular platting configuration;
e Stable property values;

e Connectivity;
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e High percentage of owner-occupied homes;

e Mature trees;

e Sense of place with art and architectural elements, ie., stonework, porches, columns;
e Green space with parks, multi-purpose paths and walkways;

e Gathering places;

e Ornamental fences;

e Well-built houses with good design features, pitched roofs, and durable materials;
e Slow and respectful vehicular traffic;

e Sidewalks and pedestrian facilities;

e Bicycle lanes and facilities;

e Connectivity with other neighborhoods;

e Access to transit; and

e Cultural atmosphere in which neighbors know neighbors.

When looking at a community and its neighborhoods, residents and visitors see images. The two
images below show design features that define a sense of place. Wrought iron fencing, stone

walls, trees, paving, bench, street furniture-style trash receptacle, and an interestingly designed

historic house with gables and tile roof make both of the areas in these pictures interesting.

Both photos show design elements that create sense-of-place. (Photo credit: Merideth Hildreth)
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When formulating recommendations, the questions that arise are:

1) What attributes define a stable neighborhood?

2) What specific sets of actions do stakeholders need to take to make every neighborhood
successful and stable?

3) Which specific neighborhoods need intervention strategies?

4) What collaborative partnerships can be established through resources and organizations that
already exist to intervene in Destabilizing and Distressed Neighborhoods?

5) What new resources and initiatives need to emerge and evolve?

Partnership, Planning, Policy, and Engagement Recommendations

The following recommendations establish a foundation upon which the City of Roswell and
other stakeholders are encouraged to investigate existing neighborhood conditions. Gathering
and organizing data is essential as a starting point. Then it is crucial to initiate revitalization and
infill strategies; increase new affordable and attainable housing stock; employ intervention
strategies to stabilize neighborhoods that have become destabilized and distressed; empower
residents to engage in civic dialogue; and proactively build social capital through outreach,
education, and training to encourage leaders to emerge from diverse areas of the community
who will be directly involved in ensuring the health and well-being of neighborhoods. Each of

the recommendations below is a brief synopsis that can be expanded into programs.
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Create a Neighborhood Revitalizat-io

Pol linating Keep Roswell Beauti f ul

This study recommends the creation of a Neighborhood Revitalization and Stabilization
Program to oversee neighborhoods. Two organizations already exist in which city staff members
from three different departments are involved: Keep Roswell Beautiful and Neighborhood
Watch. In 2018, City of Roswell administration made a commitment to resurrect Keep Roswell
Beautiful (KRB) and assigned staff members to reorganize the program and renew the
municipality’s affiliate status with Keep America Beautiful. At the time of this writing, Staff
from the City’s Community Development Department and Department of Public Affairs are co-
chairing KRB (including this author), and a board is in the process of forming. Section VII
provides information about Keep America Beautiful’s program, resources, grant funding, and
blight calculator. Besides Keep Roswell Beautiful, Keep Chaves County Beautiful is proactive
with coordinating and organizing beautification and clean-up projects both within the city and
county jurisdictions. Last April, Keep Chaves County Beautiful collaborated with the Chaves
County Court House and Roswell MainStreet to plant flowers in the street planters on Main

Street and conduct general clean-up.

Roswell Neighborhood Watch has been active for approximately three decades. The program’s
Advisor Richard Lucero, who coordinates the Roswell Police Department’s Alarms Programs,
has attend KRB meetings; and KRB staff and volunteers attended the 2019 Neighborhood

Watch National Night Out. The most logical course of action to engage and empower
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community residents to take care of their own properties and the surrounding neighborhood is
for these two organizations to work together toward common goals of community building. The
collaborative partnership forged between these two entities with assistance from the City of
Roswell’s Community Development Department and Public Affairs Department will serve as a
foundation from which to build a program to re-stabilize and revitalize struggling

neighborhoods and help stable neighborhoods remain healthy.

Currently, both the Roswell Police Department and the Chaves County Sheriff’s Office are
supportive of community policing and engaging the public in activities such as Neighborhood
Watch National Night Out, community engagement through Parks & Recreation events, and
block parties. During the City of Roswell Public Forum on Public Safety held in February 21,
2019, Police Chief Phil Smith mentioned that his team is actively engaged in community
policing in order to solve problems before they become crimes. On October 4, 2019 Chaves
County Sheriff Mike Herrington participated in Coffee and Cops at Starbucks, where he and
some of his staff made lattes and served pizza and coffee as a way to connect with the public.
Both organizations and other law enforcement agencies and first responders actively participate

in several annual community outreach events.

The City’s Community Development Department’s staff in the Planning & Zoning Division,
Business License Division, Building Division, and Code Enforcement Division (which includes

Community Enhancement and Graffiti Removal) are in daily contact with the public for
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permitting purposes (fences, storage sheds, building permits) and issue warnings and citations
for Municipal Code Violations. Staff work diligently with the public to strive for compliance in
keeping properties cleaned, free of weeds and junk, and maintained. Citations into Municipal
Court are issued only after other avenues of communication have failed and properties remain in
non-compliance. In 2019, the City’s Planning & Zoning Office collaborated with the Public

Affairs Office to produce a video about permitting as well as a print, radio, and social media

campaign on permitting http://www.roswell-nm.gov/189/Planning-Zoning.

It is recommended that city staff involved in KRB, Roswell Neighborhood Watch, Community
Development, KRB Board members, and other stakeholders review Keep America Beautiful’s
Executive Summary and Final Report, Charting the Multiple Meanings of Blight: A National

Literature Review on Addressing the Community Impacts of Blighted Properties. This valuable

document is accessible online at https://www.kab.org.'’® Keep America Beautiful has invented a

tool that assists communities in addressing blighted properties. Along with the Keep America
Beautiful report staff members can be assigned to methodically review existing neighborhood
programs listed in Appendix B of this paper. One of the objectives of this study was to find out
what neighborhood resources and program examples already exist — there is a plethora of
information. For instance, South Bend, Indiana has an extensive and active organization called

Neighborhood Resources Connection. The website https://www.nrc4neighborhoods.org

provides a wealth of information including “The Neighborhood Block Party Guide” that
provides a step-by-step approach.!’” Dudley Street Neighborhood Initiative (DSNI) in Roxbury,

Massachusetts is a successful model that shows neighborhood initiative, resident commitment,
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and successful outcomes. The DSNI website https://www.dsni.org/ outlines focus area

programs, has links to research and video interviews, and posts several studies devoted to

Dudley Street Neighborhood Initiative.*’®

Establish a Neighborhood Task Force to Am

Pl an

As part of the Neighborhood Revitalization and Stabilization Program, this study recommends
establishing a Neighborhood Task Force comprised of partner stakeholders to conduct a detailed
assessment to pinpoint and prioritize neighborhoods where intervention strategies are
warranted. In conjunction with the formation of a Task Force, the study recommends that the
City and partner agencies hold Stakeholder Forums to forge strategic action collaboration. As
part of its purpose, The Task Force might amend the City’s Comprehensive Master Plan to
include a chapter on Neighborhood Revitalization and Stability with goals, objectives and
projects that could be included in the City’s Infrastructure Capital Improvement Program (ICIP)
for funding rounds and to seek grant and other funding opportunities. Finally, the Task Force
could determine where to target resources to conduct Neighborhood Plans and Small Area

Plans.

This study recommends the Task Force be comprised of stakeholders from the following city
departments: Community Development Planners and Code Enforcement Officers, Police, Fire,

Public Affairs, Water Department, Solid Waste, representatives from each City Council Ward, as
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well as Keep Roswell Beautiful, Neighborhood Watch, as well as representatives from New
Mexico Department of Health in Chaves County, Roswell Independent School District, Eastern
New Mexico University — Roswell, Chaves County Community Action, representatives of the

business community, outreach ministries, and citizens representing neighborhoods.

A Chapter on Neighborhood Revitalization and Stability added to the City of Roswell
Comprehensive Master Plan (adopted in 2016) might use this study as a catalyst for further
research, goals, objectives, policies, and action. The Planning & Zoning Commission,
Infrastructure Committee, and the Legal Committee might serve as formal review and
recommending bodies prior to a final hearing before City Council for review and possible

adoption. This study recommends the following goals as a starting point.

1) Allocate staff time and budget resources to make neighborhood stability a priority.

2) Establish policies and allocate resources to create and maintain stable, sustainable,
resilient, just, and equitable neighborhoods with an aesthetic sense of place including
prioritizing and budgeting for neighborhood and small area plans.

3) Recommit staff time and budget to community policing and outreach efforts, i.e.,
Neighborhood Watch.

4) Develop a neighborhood engagement and resident empowerment plan and publicity
campaign by advancing the lessons learned through the City’s community outreach and
public forums held during 2018 and 2019, and apply innovative ways of engaging the
public through social media and technological platforms as well as use traditional forms

of outreach.
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5)

6)

7)

8)

9)

10)

Proactively involve public health, social services, law enforcement, education,
workforce and jobs skills development, and economic development entities and
programs to holistically address root causes of poverty and intervene in generational
cycles of poverty.

Commit to beautification projects in the neighborhoods including replacing vegetation
and the aging tree canopy, development of community gardens, flower gardens, public
art projects, etc.

Connect existing and future neighborhoods with destinations, recreation, and jobs by
emphasizing walkability, bicycling facilities, and healthy lifestyle amenities as
emphasized in the 2020 Bicycle and Pedestrian Master Plan.

Proactively install traffic calming projects and engage neighborhood residents in
demonstration projects such as recommended by Smart Growth America.

Proactively implement the City of Roswell Affordable Housing Plan and establish an
Affordable Housing Task Force

Finalize legal instruments and processes for the City to legally acquire abandoned
properties and either place these properties into a landbank or back on the real estate
market. This goal may require contracting a land use attorney to create the process and

the legal documents and legal instruments and guidelines.

127



Public HealthnP&Addmesshings Root Causes

It is essential to understand how Public Health programs and initiatives can contribute to
neighborhood stabilization and revitalization programs. Because public health agencies such as
the State of New Mexico Department of Health conduct community health risk assessments and
have extensive data bases, they are important partners in assessing and improving the health and
lives of neighborhood residents. In order to implement programs derived through strategic
planning, public health agencies develop extensive partnerships with school systems, cities,
counties, law enforcement agencies, drug task forces, fire departments, hospitals, food banks,
churches, and non-profits. For instance, the State of New Mexico Department of Health in
Chaves County works with the Income Support Division, Roadrunner Food Bank, community
food pantries, Neighborhood Watch on the annual National Prescription Drug Take Back Day, is
a member of the Chaves County Health Council that assesses community health issues and
prioritizes goals, and partners with the Roswell Independent School District in implementing
Healthy Kids New Mexico that focuses on instilling healthy lifestyle and food choices in order

to reduce childhood obesity.

The New Mexico Chapter of the American Planning Association (APA-NM) participated in
APA’s Plan4Health initiative in 2017. Members of the Chaves County Health Council, the State
of New Mexico Department of Health in Chaves County, municipalities, and other entities
participated in meetings held in various places across the state. The APA-NM chapter’s website

https://www.apa-nm.org/ has a copy of the report which states, “The overarching goal of
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Plan4Health is to promote better coordination between planners and public health professionals
at the state level, and to enable coalition building and information sharing to help communities
more easily support and implement healthy living choices.”*’® Recognition of the importance of
collaboration between planners and public health agencies by the American Planning
Association is significant. Such collaborations are necessary in the pursuit of revitalizing

neighborhoods and communities.

Social medicine is an emerging component of public health that deals with changing social
patterns and acknowledging past systemic social injustices that impact community and
individual health. Dr. Rupa Marya, Associate Professor of Medicine at University of California
San Francisco and Co-investigator of The Justice Study, spoke on Bioneers Radio program
number 05-18 about Social Medicine: Restoring Public Health by Changing Society. In this
radio blog hosted by Bioneers Radio Senior Producer Neil Harvey, Dr. Marya spoke about how
the Do No Harm Coalition was established when she and her team of health care providers took
care of the Frisco 5 when they went on a hunger strike in front of Mission Police Department in

San Francisco to protest police violence.

We started organizing around this idea that police violence is a public health issue
and that racism and state violence are public health issues because they not only
affect the bodies of our patients and the people who are left behind, but also where
there is no accountability for this violence it erodes the very civic fabric that we

rely on, the trust between governance and individuals.
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Health is impossible when living in systems of oppression. We cannot effectively
treat diseases like diabetes with a drug without addressing the systems that make
diabetes so prevalent. We must redefine the scope of health care workers in the
work of health care to include not only care at the bedside of the individual but
dismantling the systems of oppression that create the conditions for illness. And
finally, we must reintegrate with the earth, with each other, and within ourselves.

We must decolonize. 180

In order to stabilize neighborhoods, the root causes of poverty and illness must be recognized
and holistically addressed. As a beginning point, social dynamics of neighborhoods must be
studied in order to be understood rather than ignored, especially in neighborhoods that have
experienced violence (in general: domestic, gang, drive-by shootings, police brutality, etc.)
Instead of punishing residents who are already impoverished it is imperative to create support
systems to address the governmental, policy, and destructive and divisive social mores that
contributed to generational cycles of poverty in the first place. Further, it is essential to identify
dysfunctional neighborhoods in order to apply integrated invention strategies through social
work, schools, outreach ministries, public health, protectives services, code enforcement, and
police that support the welfare of children to live in safe and productive households and
neighborhoods. Otherwise, dysfunctional neighborhoods will likely perpetuate themselves and

continue to burden city resources and services in future generations.
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Poverty results in lack of access to fresh and healthy foods (food deserts), lack of affordable
health care facilities; lack of health insurance; lack of money to pay for preventative health care,
dentistry, vision care, hearing impairment care, therapy and treatment for injuries and
disabilities. Children who lack basic nutrition and health cannot function well in a learning
environment. When these needs are not addressed, it leads to higher levels of school
absenteeism, truancy, delinquency, and school drop-out rates resulting in long-term
consequences for employability and motivation, thereby creating a continuous feedback loop
into the cycle of generational poverty. Development and implementation of collaborative
neighborhood by neighborhood and block by block strategies are critical to assess, address, and

dismantle cycles of poverty in Distressed and Destabilizing Neighborhoods.

S akehol der Forums and Training

Many programs already exist that help individuals and families, however efforts are fragmented.
This study recommends forging partnerships among the various entities and programs toward a
holistic approach. It is recommended that either the city or a partner agency host a workshop or
series of workshops or forums with the purpose of determining ways to forge collaborations and
lines of communication between the City and stakeholder entities such as other governmental
entities, Roswell-Chaves County Economic Development Corporation, Roswell Chamber of
Commerce, Roswell Hispano Chamber of Commerce, Leadership Roswell, non-profits,
educational institutions, places of worship, governmental agencies, and the general public.

Initiate discussions regarding holistic approaches to stabilize neighborhoods; reduce litter and
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dumping; improve viable properties; create programs and strategies to consolidate vacant
properties; provide affordable and attainable housing; address public health issues; improve
programs to assist low income, elderly, and single-parent households. Concentrate efforts and
resources on programs that reduce crime by increasing and enhancing access to education, legal
economic opportunity, youth activities and employment. Then focus attention on initiatives
aimed at alleviating poverty, eliminating pollution, reducing drug use, and assisting people who
are homeless. Simultaneously, implement programs that equitably improve neighborhood
infrastructure, empower residents to become civically involved through leadership training, art

projects, and beautification groups.

Another important element is to “train” city staff to look at neighborhoods and report issues as
they drive about the City on their daily routes and tasks. Empower staff to make decisions and
take action that can improve situations and eliminate problems. Staff who impart an attitude of
helpfulness toward residents, business owners, and visitors make a difference since this type of
engagement creates a positive atmosphere and establishes trust. The City should ultimately aim
to create a high degree of customer service in which residents and business owners feel
comfortable reporting issues to staff. This level of interaction may ultimately become a major
factor in empowering residents to participate in civic engagement and neighborhood
improvement activities as they increasingly become aware that their voices are heard and

respected and feel that staff are responsive.
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Demographic Dawa@Gl BaMapbhapesyg,

It is imperative to understand the demographic characteristics such as population, age groups,
percentage of population in poverty, the number and percentage of households that experience
cost burdens of housing. By understanding the root causes of poverty by census tract and block

group, programs can leverage specific resources to assist particular needs.

Below is a series of dot maps generated through Social Explorer (a mapping program and

visualization tool accessible at https://socialexplorer.com/) that provide 2010 Census Block

Group level data. The following four maps contain information about concentrations of different
family types below the poverty level in Roswell. In future demographic studies many more
specific maps must be generated to gain a clearer understanding of the needs in neighborhoods

and resources that should be leveraged to eliminate poverty and distress.

Municipalities that invest in Geographic Information Systems (GIS) and staff that utilize GIS to
collect, map, and analyze data can provide faster responses than municipalities without solid
GIS capability. Simple GIS analysis and exercises can be completed in a matter of minutes
while complex projects can last months or years. GIS is useful in generating visualizations of
clusters of concentrated poverty areas, pinpoint where cleanups and beautification projects have
occurred and need to occur, document areas where graffiti and crime are rampant, discover
clusters of illness and public health concerns, identify food deserts, etc. It is time for the City to

invest in GIS licensing and provide training to staff in many departments to employ GIS.
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Map IX-1: Families with Incomes Below Poverty Level in Roswell, NM.

(Source: 2010 Census Block Group Data. Generated in Social Explorer)
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Map IX-2: Married Couple Family with Related Children Living Below Poverty Level in
Roswell, NM. (Source: 2010 Census Block Group Data. Generated in Social Explorer)
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Map 1X-3: Female Householder, No Husband Present with Related Children Under 18 with
Incomes Below Poverty Level in Roswell, NM. (Source: 2010 Census Block Group Data.

Generated in Social Explorer)
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Map IX-4: Percentage of Renter Occupied Housing Units that are Housing Cost Burdened:
Green Dots represent Cost Burdened 30% to 49%. Yellow Dots represent Cost Burdened over
50%. (Source: 2010 Census Block Group Data. Generated in Social Explorer)
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Nei ghborhood Assessment

Those who reside in neighborhoods generally want the following:

e A quiet peaceful neighborhood;
e To feel safe and secure;
e To be able to walk their dogs in their neighborhoods;

e Parents want safe neighborhoods in which to allow their children and grandchildren to
play in the yard;

e Get to know neighbors and feel a sense of community;
e Feel like they have a voice in decision-making;
e Slow and considerate traffic;

e Housing to accommodate cultural preferences that zoning might not accommodate (i.e.,
family size households, small households, and large multi-generational households).

Keep America Beautiful has developed a Blight Calculator that communities can use as a
resource to begin formalized neighborhood assessments in conjunction with the Neighborhood
Typology Diagram (Figure IV-1) and Neighborhood Matrix (Figure II-1) introduced in this
study. In order to understand the issues, it is necessary for the City’s Community Development
Staft to conduct a windshield survey of each neighborhood. First, create a windshield survey
instrument to assist the surveyors in recording findings. Use the matrix provided in Section II of

this paper to assess whether a neighborhood is:

Stable;

Destabilizing;

Distressed; or

Re-stabilizing.
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Combine the windshield assessment with demographic data, dot maps, and city information
such as the number of condemnations, demolitions, and properties that have numerous police
calls and code enforcement actions. Formal interviews with staff members who are regularly in
the field are important in assessing conditions and obtaining recommendations. Once
Community Development Staff have conducted a windshield survey, generated data maps by
Census Tract and Block Group, and formally discussed issues, staff members will better
understand the demographic conditions of the neighborhoods and where to concentrate efforts

and resources. This author believes that in order to plan, one must first seek to understand.

As a program evaluation tool, photo documentation of neighborhoods is important to show
existing conditions and change over time. Include the time/date stamp on photos as part of the

process to photo-monitor neighborhoods and streetscapes.

Historic neighborhood in Roswell, New Mexico. Notice how the vertical lines of the house
columns and the vertical lines of the trees hold the viewer s attention, and the sidewalk serves as

inviting path for exploration. (Photo credit: Merideth Hildreth)
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Nei ghborhood Engagement Pl an and Campali

It is important to engage all neighborhoods in the city. Neighborhoods deemed Stable must
employ strategies to maintain stability. Neighborhoods classified as Destabilizing or Distressed
are in that condition for reasons. Strategies and programs must be created and implemented to
assist residents in struggling neighborhoods to meet basic needs and provide reasons to engage

more fully within their neighborhoods and with neighbors.

It is recommended that a neighborhood program implement a dedicated community engagement
and media outreach campaign such as is found in this author’s 2019 “POP-UP PARTIES: A
Community Engagement Program for Keep Roswell Beautiful.” This outreach campaign
recommends social media platforms as well as traditional civic engagement techniques. In order
to reach older adults who are not social media savvy, post flyers in venues people frequent such
as grocery stores, pharmacies, libraries, schools, coffee shops, health clinics, recreation and
senior centers, etc. Set up information tables and exhibits at grocery stores, pharmacies, and

farmers markets to communicate one-on-one with the public.

The table below provides a quick overview of how the City of Roswell organized input from a

series of community forums held by City Manager Joe Neeb during 2018 and 2019.
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Table IX-1: Roswell, New Mexico Strategy to Build Safety into Neighborhoods

Roswell Strategy
Building safety into our Neighborhoods - a comprehensive plan
Community Maintain Diversion Regulation Enforcement
Building
Block parties Street & sidewalk | CASA Code Police patrols
repair Enforcement
(Chapter 16 —
Nuisances)
Neighborhood Infrastructure Roswell Refuge Clean & Safe Investigations
meetings rehab.
Affordable Rental house Police (Chapter Code
Housing Program | maintenance 10 — Criminal Enforcement
Offenses) citations
Nuisance Maintain public
properties spaces & parks
Community Rental Fines /
Subdivision standards Policing registration & Incarceration
Inspection

(Source: William Morris, City of Roswell Community Development Director, 2019)

Nei ghborhood and Small Area Pl ans

It is not uncommon for municipalities that draft Neighborhood Plans and Small Area Plans to
work with community residents on a localized small-scale level. Such plans are instrumental in
placing infrastructure and capital improvement projects on the ICIP (Infrastructure Capital
Improvement Plan). Placing projects on the ICIP is necessary prior to going through the City

Council budget process as well as targeted grant funding applications.

The City and County of Denver Community Planning and Development Department is
implementing the “Neighborhood Planning Initiative Strategic Plan,” an ambitious process and
timetable to produce neighborhood plans for the entire jurisdiction. The website is an excellent

place to find innovative resources and media posts that show Denver’s commitment to the
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vitality of the city’s neighborhoods.!®! See Appendix B for Denver’s contact information as well

as other examples and resources.

There are many examples of historic homes and neighborhoods in Roswell besides those
located in the Historic District defined by the Historical Society for Southeast New Mexico, Inc.
There are many examples of Arts and Crafts-style and Four-Square homes built in the 1930s and
1940s, many with hip roofs. Whenever vacant lots appear in these neighborhoods, it is
important to consider preserving the look and feel of the neighborhood. Manufactured housing
has come a long way in design and function. Below is an example of a modular home by Palm
Harbor Homes that would fit in many of Roswell’s neighborhoods and blend in with the historic

character conveyed by existing housing types.

The Brazos

~D Pl rlarmor lumss

= rmeseter T

The Brazos Exterior - Come home to this lovely 3-bedroom home of 1,500+ square feet, perfect for first-time homebuyers

The Brazos: 1,525 Sq. Ft. Approx., 3 Bedrooms, 2 Baths

Manufactured or Modular Home by Palm Harbor with features that fit into
the historic context of many existing neighborhoods, could serve as a model for infill.

(Source: https://www.palmharbor.com/our-homes/gallery-of-homes/#.Xa¥Y8 6pYbg4)
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Nei ghbor hood Or al Hi story and Art Project

Oral histories and artwork by people who grew up in and live in neighborhoods can serve as
both placemaking projects and cathartic healing process if needed. Caroline Brooks, Director of
the Roswell Museum and Art Center is initiating art projects into the community and is
collaborating with Keep Roswell Beautiful. The Historical Society for Southeast New Mexico
might be a partner in collecting oral histories and a source for materials and information that

could be incorporated into art projects and sense-of-place design elements.

Af fordabl d nHeesagd Housing Task Force

It is time for meetings to occur in Roswell that will mobilize affordable housing developers and
builders in partnership with realtors, bankers, City of Roswell, Chaves County, Roswell-Chaves
County Economic Development Corporation, Roswell Job Corps and others interested in
building, remodeling, and providing affordable houses. At the time of this writing,
conversations with builders revealed that it is still possible to build an affordable single-family
house at under $90.00 per square foot in Roswell. Infill housing drives down the cost when civil
infrastructure is already provided. In order to expedite building, it is recommended to explore
the concept of tooling an industrial property in Roswell to pre-fabricate modular homes and/or
components. Roswell has a considerable amount of industrially zoned property for such
enterprises. Several builders, contractors, developers, and land owners are interested in
affordable housing. To this end, this author has started building a list of those interested in

affordable housing in order extend invitations to affordable housing meetings for the purpose of
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initiating a dialogue and collaboration. The City is planning a Housing Summit in December

2019.

In the City of Roswell Affordable Housing Plan adopted on June 9, 2016 (Resolution 16-41)
Goal 1: “Adopt Affordable Housing Plan & Ordinance and Monitor Implementation” has
implementation steps, one of which states “Establish a permanent Housing Task Force to
monitor progress on implementing goals.”*® It is hoped that one of the outcomes of establishing
an informal Affordable Housing Interest Group or Housing Summit will be the creation of a
Housing Task Force that will formally interface with the City of Roswell regarding housing and

affordable housing issues.

Nei ghborhood Economic Devel opment

Create an economic development / community development networking mechanism in each
neighborhood. It is important to inform the public of municipal government offices, county
public health offices, economic development offices, and forums and events that can provide
information and assistance to small businesses. Roswell is fortunate to have the following
entities located in the city: Roswell-Chaves County Economic Development Corporation, Small
Business Development Center, WESST, Roswell Job Corps Center, Eastern New Mexico
University — Roswell, Roswell Chamber of Commerce, Roswell Hispano Chamber of

Commerce, MainStreet Roswell, and New Mexico Department of Workforce Solutions.
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Nei ghbor hosd iPMeongtr carm

Toastmasters International (https://www.toastmasters.org/) serves as a model for assigning club
members as mentors to guide new members through their first assignments. Based on this
model, it is recommended that a Neighborhood Revitalization and Stabilization Program
develop a Neighborhood Mentorship Program. Staff and volunteers can undergo facilitation
training and assist neighborhoods with organizing, holding a block party, clean-ups, and other
events. Neighborhoods can appoint liaison representatives to work directly with City staff and
community organizations involved in neighborhood stabilization and revitalization programs.
Likewise, community members have suggested providing individual mentorship to youth in
low-income neighborhoods where they grew up. A Neighborhood Mentorship Program could
provide resources, supplies, and recognition to provide support for such efforts. Resources listed
in Appendix B provide many examples of revitalization and empowerment programs that can be

used to tailor a mentorship program.

Town and-lGeower agi segt YnReebur ces

Leveraging university faculty and student projects is a mutually beneficial means to obtain
ideas, design renderings, small studies, and reports. In utilizing university resources, it is
important to include line items in the city budget to pay for travel and materials for student
projects or to obtain partnership funding. Because of its location (three hours from major

metropolitan areas), Roswell has access to the following universities and colleges:
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e Eastern New Mexico University — Roswell in Roswell, New Mexico;
e New Mexico Military Institute in Roswell, New Mexico;

e Eastern New Mexico University in Portales, New Mexico;

e Texas Tech University in Lubbock, Texas;

e New Mexico State University in Las Cruces, New Mexico; and

e University of New Mexico in Albuquergque, New Mexico.

Below are photos taken by this author of Fall Semester 2017 Texas Tech University College of
Architecture UrbanTech graduate students who conducted regional planning analysis in
Roswell. They provided spatial insight to the community as well as visual renderings and

models.
Some of the UrbanTech findings include:

e Many civic and tourist destinations are within one-quarter mile from each other;

e There are fewer parks and less developed green space in the Southeast and Southwest
Quadrants of the city; and

e Students designed renderings for trails, Main Street, parks, and civic areas.
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Fall 2017 Texas Tech University UrbanTech Graduate Students presenting

Findings at the Roswell-Chaves County Economic Development Corporation.

(Photo credit: Merideth Hildreth)

Fall 2017 TTU UrbanTech Graduate Student showing model.
(Photo credit: Merideth Hildreth)
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Land Bamldi Rgegpl atting

The City of Roswell is beginning to take measures to provide city-owned land for affordable
and workforce housing. The local chapter of Habitat for Humanity has been building houses in
Roswell for several years at a rate or one or two houses annually. However, the organization has
one or two_parcels remaining and has been looking for developable land. In early 2019, the City
engaged an engineering firm to survey and replat a city-owned vacant tract as an infill project
for affordable housing builders such as Habitat for Humanity. The replat created 18 new lots in
an area of the City that has redevelopment potential and nearby amenities such as a public park,

day-care, and a fire station. The City has already installed the sanitary sewer line and water line

as well as stub-outs to each property to prepare the lots for development.

Photo of the replatted parcel owned by the City of Roswell on East Reed Street. City of Roswell
installed water and sewer lines and stub-outs to each lot. (Photo credit: Merideth Hildreth)
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Map IX-5: City of Roswell East Reed and East Summit Street Area showing vacant parcel
replatted for affordable infill housing as a first step in revitalizing the neighborhood through
public — private partnerships. (Source: Google Earth Image Date 6/29/2019)

Map IX-6: Close-up of replatted parcel showing land excavation where
the City installed utilities. (Source: Google Earth Image Date 6/29/201)
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Figure IX-1: City of Roswell’s Plat for Qualified Affordable Housing Builders such as Habitat
for Humanity. Subdivision Concept by William Morris, City of Roswell, NM
Plat Produced by Wagener Engineering - 2019 (Dedicated to the memory of Mack Thomas who

served as the City Inspector on this infrastructure project in 2019 for the City of Roswell

Engineering Department and drew the Sanitary Sewer As Builts as shown in red)
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OMA-Roswel | " s Futur e New Town Center

Roswell has an opportunity to ensure the development of new stable, sustainable, mixed-use,
multi-modal, interconnected neighborhoods on approximately 450 acres of City-owned property
known as the Old Municipal Airport (OMA) as well approximately 300 acres of privately-
owned adjacent tracts. Based on principles of a “new-town center” this area will feature an
open-space plaza surrounded by three-story mixed-use structures with retail and commercial
uses on the ground floor and enhanced with increased setbacks and wider public sidewalks to

encourage outdoor dining, seating, and activity spaces with residential on the upper floors.

In 2019, the Zoning Ordinance was amended to apply explicit development standards to OMA
including creating a sense of place by prescribing specific setbacks and Art Deco style
architectural features for the “Smart Growth” mixed-use Plaza. High-density multi-family and
townhome development around the plaza will feather out to lower density residential
subdivisions. The future residential areas are envisioned to connect to the plaza, commercial
nodes, and recreational facilities through multi-modal pathways that could feature smart city
transportation, infrastructure, and telecommunication technologies. It is recommended that an
OMA Design Guideline document be created as a guide for development design criteria. These
guidelines can provide visual examples of Art Deco architectural elements, signage and street
graphics with Art Deco lettering, design of street name signs, bus stop signs, stylized outdoor
lighting and outdoor furniture, art deco bus shelters, streetscapes with native and drought

resistant plant palette, and other desirable features.
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To lend support to the idea of adopting OMA Design Guidelines, Brad Broberg recommends
adopting form-based codes over “conventional” zoning codes in the National Association of

Realtors® Winter 2010 publication On Common Ground,

Rather than regulating development by focusing primarily on land use, form-based
codes focus primarily on the physical form, describing in great detail what is
desired in the built environment rather than what is prohibited....Form-based
codes were conceived to regulate the details—everything from small blocks to
buildings sitting closer to the street—that are most important to urbanism.
Urbanism represents a return to the way neighborhoods grew before development
shifted from towns and cities to auto-oriented suburbs, where conventional codes

typically separate various land uses and housing types.'®

Broberg provides examples of communities that have adopted form-based SmartGrowth codes
as developed by the Congress for New Urbanism, that are especially suited for new town
centers such as OMA. Leander, Texas adopted form-based codes for “2,000 acres of
undeveloped land plus downtown Leander.” Utilizing form-based codes will “[spell] out the
details need to create a compact, walkable, mixed-use development.184 In addition,
incorporating “Smart City” principles in the planning phase prior to development will provide
the appropriate easements for wireless technologies and infrastructure for 21% Century
advancements such as driverless vehicles, drone deliveries and applications, as well as security

features.
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OMA is across the street from the city’s recreational complex that includes the soccer field
complex and a large park that hosts events, as well as the city’s new Roswell Recreation and
Aquatics Center (opened in June 2019) that includes an eight-lane indoor competition pool with
a climbing wall, basketball courts, fitness rooms, and an outdoor splash pad and aquatics slide.
In August 2019, New Mexico Department of Game and Fish completed Phase I construction of
a state-of-the-art LEED-Gold regional administrative and educational complex on 16 acres.
Once completed the 16 acres will be developed for an all-terrain vehicle (ATV) and off-highway

vehicle (OHV) training tracks, an archery range, and possibly a fishing pond.!8
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Figure IX-2: Initial Draft OMA Master; Concept by William Morris, City of Roswell, NM
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Figure IX-3: OMA Plaza; Concept by William Morris, City of Roswell, NM

As OMA is built over several years, it has the potential to serve as an exemplary placemaking
and amenities model that will increase the area’s curb appeal and marketability. OMA’s
placemaking concepts might well inspire other neighborhoods to celebrate their historic and
cultural context through public art, streetscape, and placemaking projects intended to stimulate

infill redevelopment.
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X. CONCLUSION

This study/paper began as an attempt to understand why some neighborhoods in the City of
Roswell, New Mexico appear to be stable and safe while others appear to be distressed and feel
less safe to travel though, walk in, and reside. This study not only defines four basic types of
neighborhoods (Stable, Destabilizing, Distressed, and Re-stabilizing) and prescribes
intervention strategies for Distressed and Destabilizing Neighborhoods, is serves as a catalyst to
implement a dedicated Neighborhood Revitalization and Stabilization Program in the City of

Roswell and other communities that do not yet have such a program.

Because the topic of neighborhoods is so broad, this study is not intended to provide a list of all
revitalization programs that exist, but instead offers examples of neighborhood re-stabilization
concepts and programs garnered from a review of literature and websites. The intent of this
study is to generate clarity about the cause and effect of neighborhood destabilization and
distress and to showcase examples, resources, and tools that communities can consider when

formulating strategies to re-stabilize neighborhoods.

The research conducted during this study discovered that many resources and organizations
already exist that address various aspects of neighborhood stability, but these resources have not
yet been coordinated in a concerted effort. This study attempts to encourage the City of Roswell
to seriously examine its neighborhoods and start coordinating resources and organizations to
intervene and reinvest in the city’s disinvested, destabilizing, and distressed areas. The most
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expedient way to initiate a Neighborhood Revitalization and Stabilization Program is for the
City to proactively support the cross-pollination of Keep Roswell Beautiful with Roswell
Neighborhood Watch and provide annual funding for staffing Neighborhood Watch and provide
matching money for Keep Roswell Beautiful’s grant awards through Keep America Beautiful.
This partnership can be amplified by forging additional partnerships beginning with the State of
New Mexico Department of Health in Chaves County. The partnership between Keep Roswell
Beautiful and Roswell Neighborhood Watch can lay the foundation for a dedicated and
adequately staffed and funded Neighborhood Revitalization and Stabilization Program housed

in the City’s Community Development Department.

This study recommends forming a Neighborhood Task Force comprised of partner stakeholders
to conduct a detailed assessment in order to pinpoint and prioritize neighborhoods where
intervention strategies are warranted. In conjunction with the formation of a Task Force, the
study recommends that the City and partner agencies hold Stakeholder Forums to forge
collaboration. As part of its purpose, The Task Force could amend the City’s Comprehensive
Master Plan to include a chapter on Neighborhood Revitalization with goals and objectives and
projects that could be included in the City’s Infrastructure Capital Improvement Program (ICIP)
for funding rounds. Finally, the Task Force could determine where to target resources to conduct

Neighborhood Plans and Small Area Plans
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Training city staff to recognize and report issues in the neighborhoods through the proper
channels and to provide exceptional customer service in order to earn the community’s trust is
crucial in identifying and transforming distressed and destabilizing neighborhoods. A positive
attitude toward customer service will help create an atmosphere in which residents feel like
their voices are heard and hopefully inspire increased civic engagement and participation in

Neighborhood Watch and Keep Roswell Beautiful activities.

As the City begins to realize the value of stable neighborhoods, it is recommended that the
Neighborhood Revitalization and Stabilization Program work with the City’s Public Affairs
Department to encourage broader civic engagement through the use of social media and online
platforms as well as traditional methods of engagement including communicating with
neighborhood residents in places such as grocery stores (virtually every family must shop for
groceries), the Water Department, and other venues with high walk-in traffic. It is important to
build social capital and provide opportunities to encourage the development and growth of
community leaders. It is vital to engage grade school, middle school, high school, college
students, and young adults to participate in Keep Roswell Beautiful activities as a gateway to
civic involvement and empowerment. Building social capital and leadership among the city’s

residents is crucial to the City’s future and sustainability as a community.

As approximately 450 acres of city owned property in the Old Municipal Airport (OMA) is

prepared for development through installation of civil infrastructure, this study discusses the
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elements necessary for healthy, stable neighborhoods. Smart Growth and New Urbanism
principles will guide the development of walkable, connected, sustainable, mixed-density
neighborhoods with destination points in OMA and the 300 acres in private ownership north of
OMA. It is recommended that an OMA Design Guidelines document be created for OMA’s
Plaza as well as guidelines for development of the surrounding neighborhoods to ensure multi-
modal connectivity, walkability, greenspace with natural features, green infrastructure, tree
canopies, public spaces, public art, and other elements that create stable, beautiful neighborhood
environments. OMA also has the capacity to be developed with state-of-the-art capacities and
Smart City technologies. Opportunities exist in other areas of Roswell to revitalize dilapidated

commercial properties into neighborhood focal points.

This study unveiled the following significant findings:

1) An estimated 12 million households (over 10% of all U.S. households) pay 50% or more of
annual income for housing and are considered severely cost burdened. More studies need to
occur in Roswell to pinpoint concentrations of cost burdened (households that pay between
30 and 49% of income on housing) and severely cost burdened owner occupied and renter
occupied households and devise strategies to assist residents in these areas with various

programs, and opportunities for education and skills training.

2) US Census 2017 Estimates revealed the City of Roswell’s poverty rate is 21%. Closer study
of children, families, and elderly in poverty is recommended to address root causes of

poverty and promote intervention strategies to end generational cycles of poverty. Through
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3)

4)

5)

partnerships with public health agencies, principals of social medicine holistic strategies can
be leveraged neighborhood by neighborhood and block by block to assess, address, and

dismantle generational cycles of poverty and impoverishment (mind, body, and spirit).

Demographic data in Chapter VI indicates there are approximately 20,090 housing units:
38% constructed over 60 years ago (prior to 1960); 47% constructed between 1960 and
1989; 13.4% constructed between 1990 and 2009, and only 3.2% constructed since 2010.
Unless already rehabbed, much of the older housing stock has reached or exceeded its
reasonable life cycle. Rehabilitation and replacement programs should be considered while
remaining sensitive to viable significant historic properties and the historic context of

neighborhoods.

By cross-pollinating Keep Roswell Beautiful and Roswell Neighborhood Watch, the City of
Roswell can use these two organizations as a foundation to initiate a Neighborhood
Revitalization and Stabilization Program. Collaborating and coordinating with the New
Mexico Department of Health, Roswell Independent School District and other organizations
will strengthen the potential and reach of the program to re-stabilize Destabilizing and

Distressed Neighborhoods.

Some municipalities and developers tend to view gentrification as a re-stabilizing factor
while long-time residents experiencing gentrification of their neighborhood may view it as a
destabilizing factor. Revitalization focuses on improving residential, commercial, and public
space properties in neighborhoods while providing affordable and attainable infill housing

to improve conditions rather than displace residents.
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6)

7)

8)

9)

Besides growth management strategies, planners should have in their toolbox strategies
suggested by the Popper’s and Hollander to address “smart decline,” “Relaxed Zoning,” and

“shrinking cities.”

The Siberian Elm tree canopy in the City of Roswell’s historic neighborhoods is at the end
of its life cycle. This canopy has made significant economic contributions to the
development and stability of many neighborhoods. These trees are also important in
providing shade and reducing the heat island effect. It is essential to develop a plan and
funding source to replace these trees with drought tolerant trees that grow quickly, provide a
wide canopy, and are not detrimental to underground utilities, building foundations, and

sidewalks.

Keep America Beautiful’s report written in 2015 by Lee Huang, et al, called Charting the
Multiple Meanings of Blight: A National Literature Review on Addressing the Community
Impacts of Blighted Properties has a “Blight Calculator.” It is recommended that City

Community Development Staff and Keep Roswell Beautiful study this document for ideas

and solutions for Distressed and Destabilizing Neighborhoods.

There is a plethora of programs and resources addressing neighborhood revitalization. It is a
matter of political and administrative will to initiate and implement neighborhood programs.

(See Appendix B for a list of selected resources.)

10) Every neighborhood should be given the tools and resources to empower residents to either

maintain neighborhoods that are already stable or transition from Destabilizing and

Distressed to Re-stabilizing. The paradigm needs to shift from the common sentiment that
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people should move to “better neighborhoods™ if they want to improve their lives to a
paradigm that every neighborhood should be provided the resources and resident

empowerment to ensure a safe, livable, friendly, and beautiful environment.

There is renewed interest in neighborhood dynamics. The November 2019 release of the film “A
Beautiful Day in the Neighborhood” reminds us of the lessons that Fred Rogers taught two
generations about being a good neighbor. “Mister Rogers’ Neighborhood” aired original
episodes on PBS between 1968 and 2001. During 2019, various media outlets have published
and aired articles and documentaries to celebrate fifty years since the inception of this
revolutionary children’s program. CBS sitcom “The Neighborhood” debuted on October 1,
2018, and focuses on neighbors from different backgrounds trying to find common ground.
These media pieces serve as a springboard to discuss neighborhood issues, encourage
neighborliness, and strengthen our resolve to create beautiful neighborhoods that we can be

proud to call home.

This study is the starting point for a process to provide the City of Roswell with a set of
strategies to foster conditions to retain existing stable neighborhoods and transform
neighborhoods that are experiencing destabilizing factors or have become distressed. The intent
of this transformation is to establish a framework in which public-private collaborations may
emerge to bolster the construction of affordable housing as well as upgrade or install
infrastructural improvements with the goal of creating viable, sustainable, resilient, healthy

neighborhoods where residents can prosper and enjoy a positive and comfortable quality of life.
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Finally, this study/paper serves as a foundational piece to continue researching model
neighborhood programs, intervention strategies, planning and implementation programs. There
is much work to be done to stabilize Roswell’s neighborhoods as well as neighborhoods across

the nation. This study provides a starting point for this author’s new catch phrase:

Advocacy, Empowerment, Action: Let’s Fix This!

Photos showing vacant land, fence with graffiti, and a boarded up residential dwelling.
(Photo credit: Merideth Hildreth)
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APPENDIX A: AFFORDABLE HOUSING IN ROSWELL, NEW MEXICO

When a community seriously begins to consider where and how to develop “Affordable
Housing,” it is important to clearly define what this term means to preclude misunderstandings
and misinformation and to dispel inaccurate rhetoric that might dissuade a developer from
investing in a community. Likewise, a misinformed City Council might vote against supporting

the development of “Affordable Housing.”

According to the U.S. Census Bureau Population Estimates Program, a housing unit is defined
as “a house, an apartment, a mobile home, a group of homes, or a single room that is occupied

(or if vacant, is intended for occupancy) as separate living quarters.

(https://www.census.gov/quickfacts/fact/table/roswellcitynewmexico/HSG010218.)

The 2018 Assessment of Small Area Median Family Income Estimates, AMI (Area Median
Income) “refers to the income level that divides a population income distribution of an area in
half, with half of the population having income above that amount, and half of the population
having income below that amount.” However, HUD uses MFI (Median Family Income) “to
calculate a variety of Income Limits (percentages of the MFI estimate adjusted for family size)
including the Low, Very Low, and Extremely Low-Income Limits used in the administration of
the Section 8 Housing Choice Voucher and Public Housing programs. The statutory grounding
for HUD’s calculating Median Family Income and Income Limits is found in 42 USC

1437(b)(2).” (Page 2, Prepared by: Office of Policy Development and Research, Office of
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Economic Affairs, and U.S. Department of Housing and Urban Development.

https://www.huduser.gov/portal/publications/sa-medianfamily-income-estimates.html [accessed

July 28,2019.])

Table A-1 below provides the HUD income limit classifications derived from “Basics of

Affordable Housing” section of the “Low Income Housing and Affordable Apartment Search”

website https://affordablehousingonline.com (accessed July 28, 2019). By searching for
Roswell, New Mexico, this website provides the link to “Affordable Housing in Roswell:
Chaves County, New Mexico” where “10 Low Income Apartment Communities in Roswell” are

listed, and the AMI for a family of four is specified as $52,300.

Table A-1: HUD Income Limit Classifications

Income Classification Area Median Income (AMI) Band Income Qualifications in Roswell, New Mexico for 1
Person to 4 Person Households

(on website: AMI of $52,300 for a family of four)
Source: https://affordablehousingonline.com
(Accessed July 28, 2019)

Extremely Low Income Income at or below 30% of AMI 30% = $16,910 $21,330 $25,750
$12,490

Very Low Income Income at or below 50% of AMI 50% = $21,250 $23,900 $26,550
$18,600

Low Income Income between 51 and 80% of AMI | 80% = $34,000 38,250 $42,500
$29,750

Moderate Income Income between 81 and 120% of 100% = 52,300

AMI

Note: a search of HUD FY 2019 Income Limits revealed “The FY 2019 national median income
is $75,000, an increase of 5 percent over the national median income in FY 2018.” (Source:

https://www.novoco.com/news/hud-releases-fy-2019-income-limits [accessed July 28, 2019.])

HUD?’s portal also provides datasets of Income Limits per fiscal year
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(https://www.huduser.gov/portal/datasets/il.htmI#2019 [accessed July 28, 2019.]) Upon

accessing the database, HUD estimated the FY 2019 MFI (Median Family Income) for Chaves
County at $52,300 rounded up from $52,279, which corresponds to the table above.

(https://www.huduser.gov/portal/datasets/il/il12019/2019MedCalc.odn [accessed July 28, 2019.])

Affordable housing is considered housing that costs less than 30% of gross household income.
According to 24 CFR Section 5.609 “annual income” means gross income before taxes and

benefits withheld (https://www.law.cornell.edu/cfr/text/24/5.609 accessed September 28, 2018.)

That still leaves the question of what is meant by “total housing costs.”

Mary Schwartz and Ellen Wilson with the US Census Bureau discuss the 2006 American
Community Survey in their research “Who can afford to live in a home?: A look at data from
the 2006 American Community Survey.” They state, “Talk of housing affordability is plentiful,
but a precise definition of housing affordability is at best ambiguous.” The authors discuss
various housing acts from 1937 to 1981 that finally settled on 30% income used for housing
costs as the “threshold” of affordability. They defined “‘housing-cost burden’” as ““30 percent

or more of income spent on housing costs.’” The authors further specified:

e 30.0 to 49.9 percent of income spent on housing costs represents “moderate housing cost
burden.”

e 50 percent or more of income spent on housing costs represents “severely housing-cost
burden.”
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The exhibit below from Schwartz and Wilson shows the breakdown of housing costs for both

home owners and renters as listed on the American Community Survey.

Monthly owner costs come from questions on the following;:
¢ DMortgage
¢ Second mortgage and/or home equity loans
¢ Real estate taxes
e Homeowners insurance
Condo fee (if applicable)
¢ Mobile home cost (if applicable)
e Utilities — Electricity, Gas, Water and Sewer, and Other Utilities

Monthly gross rent costs come from the following questions:
¢ Contract rent
e Utilities — Electricity, Gas, Water and Sewer, and Other Utilities

These two items are divided by monthly household income to calculate monthly owner
costs as a percentage of income, and gross rent as a percentage of income.

Figure Appendix-1: Selected Monthly Housing Costs for Home Owners and Renters 2006:
American Community Survey (Schwartz and Wilson)

This exhibit shows a truer picture of monthly housing costs for homeowners and renters rather
than just mortgage and rent plus utilities. (As a note, Home Owner Association (HOA) Dues,
Flood Insurance, and Renters Insurance are additional monthly housing costs not specified by
the Exhibit. Non-monthly renter expenses include first and last month rents and deposits. These

expenses are additional cost burdens for renters who move frequently or are displaced.)

The New Mexico Mortgage Finance Authority (MFA) http://www.housingnm.org/, which

approved the City of Roswell’s Affordable Housing Ordinance No. 16-18 in accordance with

the Affordable Housing Act (Section 6-27-1 NMSA 1978 et. Seq.). MFA uses the Selected
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Monthly Housing Costs and Gross Rent Costs from the U.S. Census American Community
Survey in determining housing affordability guidelines and eligibility. The City of Roswell and
The New Mexico Mortgage Finance Authority funded the City of Roswell Affordable Housing
Plan that City Council adopted on June 9, 2016 by Resolution 16-41. This document provides
details about the housing needs and the cost of housing considered “affordable” based on Area

Medium Income (AMI) levels.

Established in 1975 by the New Mexico State Legislature, the New Mexico Mortgage Finance
Authority was organized as a quasi-governmental 7-board member agency that secures funding
from bonds, tax credits, and state and federal programs. The MFA distributes reduced rate
mortgage loans to low and moderate income households through qualified lenders. The MFA
also provides down payment assistance, and funding for construction of rental housing. In 1997,
the State of New Mexico designated the MFA “to administer all state and federal housing
programs” including Section 8 housing, the Department of Energy’s weatherization program,
and oversee New Mexico’s regional housing authorities. According to MFA’s website, the
agency provides services to approximately 13,000 New Mexico families annually and works
with 150 or more agencies such as nonprofits, tribal nations, and governmental entities to
provide affordable housing. MFA lists apartments in each city that offer “affordable housing
units” on its website. The website is user friendly and provides contact numbers and directions

on how to access services. (http://www.housingnm.org/ accessed September 27, 2018.)
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Las Cruces, New Mexico is an example of a municipality that dedicates Community
Development staff to address housing. Las Cruces provides “Home Rehabilitation” loans and
grants to homeowners who qualify for the program and whose household income is “at or below
80% of the area median income for Las Cruces” as defined by the Department of Housing and

Urban Development (HUD).18
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APPENDIX B: SELECT LIST OF NATIONAL AND LOCAL PROGRAMS FOR

NEIGHBORHOOD SUPPORT

Nation-Wide Programs

AARP Livable Communities

Livable@AARP.org

https://www.aarp.org/livable-communities/

https://livindexhub.aarp.org/

“AARP is a non-profit,
nonpartisan
organization that
empowers people to
choose how to live as
they age.”

Livability Index

“AARP Livable Communities supports the
efforts of neighborhoods, towns, cities and rural
areas to be great places for people of all ages. We
believe that communities should provide safe,
walkable streets; age-friendly housing and
transportation options; access to needed services;
and opportunities for residents of all ages to
participate in community life.”

American Planning Association
205 N Michigan Avenue, Suite 1200
Chicago, IL 60601

312.431.6061

1030 15 Street, NW., Suite 750 West
Washington, DC 20005
202.872.0611

https://planning.org
(type in “neighborhoods” in the search tool to
bring up resources and publications)

Green Communities Center
https://www.planning.org/national/centers/green/

Planning and Community Health Center
Plan4Health and Planners4Health
https://www.planning.org/nationalcenters/health/

Provides many
resources for planning
and communities.

Policy Guides:
https://www.planning.org/
policy/quides/

Planning for Equity
Policy Guide (2019)

Aging in Community
Policy Guide (2014)

Smart Growth Policy
Guide (2012)

Neighborhood
Collaborative Planning
Policy Guide (1998)

Mission: “Creating great communities for all.”

Vision: “APA advances planning through
leadership in education, research, advocacy, and
ethical practice.”

2005 PAS Report Placemaking on a Budget:
Improving Small Towns, Neighborhoods, and
Downtowns without Spending a lot of Money by
Al Zelinka & Susan Jackson Harden

Center for Community Progress
Flint, Michigan
877.542.4842

https://www.communityprogress.net

Publications

https://www.communityprogress.net/publications-pages-
396.php#Research%20Briefs

Community Progress
Blog

Conference & Events
Publications
Resources:
-Interactive Tools
-Land Bank Info HQ
-Building American
Cities Toolkit ™
-Technical Assistance
Scholarship Program

-Technical Assistance
Reports

Mission: «...to foster strong, equitable
communities where vacant, abandoned, and
deteriorated properties are transformed into assets
for neighbors and neighborhoods.”

*Look at the Board of Directors and Publications
pages on website.
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Community Heart & Soul®
Orton Family Foundation

120 Graham Way, Suite 126
Shelburne, VT 05482
802.495.0864

info@orton.org

Field Guide:
http://fieldguide.orton.org/field-guide-download/
https://www.orton.org/

Orton Family
Foundation began the
Community Heart &
Soul® program in
Vermont in 1995.

Program increases
resident participation
in “local decision-
making.”

Mission: “The Orton Family Foundation seeks to
empower people to shape the future of their
communities by improving local decision-
making, creating a shared sense of belonging, and
ultimately strengthening the social, cultural, and
economic vibrancy of each place.”

“Empowering residents to shape the future.”

Community-Wealth.Org
https://community-wealth.org
https://community-wealth.org/strategies/index.html
The Cleveland Model — How the Evergreen
Cooperatives are Building Community Wealth

https://communitywealth.org/content/cleveland-model-
how-evergreen-cooperatives-are-building-community-
wealth

Provides a list of
“Strategies and
Models” and defines
the terms below:

Community
Development
Corporations (CDCs)

Monthly newsletter &
Blogs

Vision & Mission:

“We believe that practitioners, policy makers,
academics and the media need solid information
and tools that can help them understand and
support the expansion of community wealth-
building institutions.”

“a national leader in equitable, inclusive and
sustainable development through our Community
Wealth Building Initiative.”

Democracy Collaborative

The Ring Building

1200 18t Street NW, Suite 1225
Washington, DC 20036
202.559.1473
https://democracycollaborative.org/

-Community
Development Financial
Institutions (CDFIs)
-Community Land
Trusts (CLTs)
-Business
Cooperatives

Mission: “Throughout this work, our mission is
to catalyze the transformation of the economy,
working to build community wealth and create a
next system anchored in democratic ownership
and based on:

Broadening ownership and stewardship over
capital

Democracy at the workplace

Stabilizing community and emphasizing locality
Equitable and inclusive growth

Environmental, social, and institutional stability.”

Congress for the New Urbanism
1720 N Street NW

Washington, DC 20036
312.551.7300

cnuinfo@cnu.org
https://www.cnu.org

“New Urbanism is a planning and development
approach based on the principles of how cities and
towns had been built for the last several centuries:
walkable blocks and streets, housing and shopping
in close proximity, and accessible public spaces. In
other words: New Urbanism focuses on human-
scaled urban design.”

“New Urbanists want to see those human-scale
neighborhoods return.”

“Reclaiming underutilized and neglected places is
a special focus of New Urban design and
building.”

CNU is “a national
advocacy
group...working to
create more
responsive,
sustainable, and
equitable framework
for creating and
protecting the places
people love.”

The Charter of the
New Urbanism (1999)

Newsletter

“CNU advocates for changes that make it easier
to build great places.”

“Great walkable, urban places — buildings,
blocks, and neighborhoods — in small towns or
big cities, are powerful economic and social
engines, improving community health and
resilience while promoting sustainability and
equity.”
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Habitat for Humanity International
Administrative Headquarters

270 Peachtree Street NW, Suite 1300

Atlanta, GA 30303

(800)HABITAT (800)422-4828 229.924.6935
https://www.habitat.org

Cost of Home Campaign — increase home
affordability:

“Increase supply and preservation of affordable
homes”

Habitat for Humanity International continued
“Equitably increase access to credit”

2020 Strategic Plan

2019 State of the
Nation’s Housing
Report: Lack of
affordable housing by
Harvard University’s
Joint Center for
Housing Studies in the
Harvard University
Graduate School of
Design

5-year Cost of Home
advocacy campaign

Mission:

“Seeking to put God’s love into action, Habitat
for Humanity brings people together to build
homes, communities and hope.”

Vision: “A world where everyone has a decent
place to live.”

“Ensure access to and development of
communities of opportunity.”

“Optimize land use for affordable homes”

Global Village & Discovery Center in Americus,
Georgia

Housing and Economic Recovery Act of 2008
Public Law 110-289 — July 30, 2008
PLAW-110publ289.pdf

DIVISION A — HOUSING FINANCE REFORM
TITLE I-REFORM OF REGULATIN ENTERP RISES
Sec. 1131 Affordable housing programs.

Sec. 1322. Housing Price Index

Sec. 1324. Annual Housing Report

Sec. 1331. Establishment of Housing Goals-
TITLE Il - FEDERAL HOME LOAN BANKS
TITLE IV — HOPE FOR HOMEOWNERS
DIVISION B — FORECLOSURE PREVENTION
TITLE -1 FHA MODERNIZATION ACT OF 2008
Subtitle A-Building American Homeownership

TITLE Il - EMERGENCY ASSISTANCE FOR THE
REDEVELOPMENT OF ABANDONED AND
FORECLOSED HOMES

Sec. 2301. Emergency assistance for the redevelopment
of abandoned and foreclosed homes

Federal Housing
Finance Authority

Brad Stanhope, “A Decade Later: Impact of
HERA Still Felt in Affordable Housing,”
Novogradac Back to Vol 9 Issue 7, July 3, 2018.

“HERA addressed the subprime mortgage crisis,
reformed the regulator of Fannie Mae and
Freddie Mac, authorized the Federal Housing
Administration to guarantee up to $300 billion in
new 30-year fixed rate mortgages for subprime
borrowers, created the Neighborhood
Stabilization Program, and authorized the
creation of the Housing Trust and Capital Magnet
Funds.”

https://www.novoco.com/periodicals/articles/decade-
later-impact-hera-still-feel-affordable-housing

HUD

U.S. Department of Housing and Urban
Development

Office of Policy Development and Research
Neighborhood Stabilization Program (NSP)
https://www.huduser.gov/portal/datasets/NSP.html

https://www.huduser.gov/portal/glossary/glossary _n.html

The Housing and Economic Recovery Act of 2008
- Neighborhood Stabilization Program
Congressional funds allocated for acquisition,
management, and disposition of abandoned and
vacant properties to land banks.8

Grant program
www.hud.gov/nsp

“Authorized under
Title 111 of the Housing
and Economic
Recovery Act of
2008.”

HUD Neighborhood Stabilization Program:

NSP “provides emergency assistance to state and
local governments to acquire and redevelop
foreclosed properties that might otherwise
become sources of abandonment and blight
within their communities.”

NSP “provides grants to every state and certain
local communities to purchase foreclosed or
abandoned homes and to rehabilitate, resell, or
redevelop these homes in order to stabilize
neighborhoods and stem the decline of house
values of neighboring homes.”
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Joint Center for Housing Studies of Harvard
University
https://www.jchs.harvard.edu/about/history

Office of Admissions

Harvard University Graduate School of Design
48 Quincy Street, Gund Hall 422
Cambridge, MA 02138

617.495.5453

https://www.gsd.harvard.edu/

HARVARD Kennedy School
79 John F. Kennedy Street
Cambridge, MA 02138
617.495.1100
https://www.hks.harvard.edu/

“Founded in 1959 as
the Joint Center for
Urban Studies of MIT
and Harvard....With
principal support from
the Ford Foundation.”

In 1988, published The
State of the Nation’s
Housing.

Mission: “advances understanding of housing
issues and informs policy. Through its research,
education, and public outreach programs, the
Center helps leaders in government, business,
and the civic sectors make decisions that
effectively address the needs of cities and
communities.”

“The Graduate School of Design educates leaders
in design, research, and scholarship to make a
resilient, just, and beautiful world.”

Website offers reports in several categories
including “Housing Markets and Conditions,”
“Affordability,” and “Neighborhood Change”

Keep America Beautiful
1010 Washington Boulevard
Stamford, CT 06901

info@kab.org
203.659.3000

https://www.kab.org

Tools and Downloads:

End Littering

Improve Recycling

Beautify Communities

Youth Resources

Community Grants

Community Restoration and Resiliency Fund

Founded in 1953

Charting the Multiple
Meanings of Blight: A
National Literature
Review on Addressing
the Community
Impacts of Blighted
Properties

“Keep America Beautiful® envisions a country
in which every community is a clean, green and
beautiful place to live.”

Mission: “To inspire and educate people to take
action every day to improve and beautify their
community environment.”

Great American Cleanup
Prevent Cigarette Litter
America Recycles Day
Education

Plogging

Hefty EnergyBag Program

Lincoln Institute of Land Policy
113 Brattle Street

Cambridge, MA 02138-3400
617.661.3018 or 800-LAND-USE

11010 N Tatum Blvd, Suite D-101
Phoenix, AZ 85028
602.393.4300

https://www.linconlinst.edu

Policy Focus Report

Regenerating America’s Legacy Cities by Alan
Mallach & Lavea Brachman (2013)
https://www.lincolninst.edu/publications/policy-focus-

reports/regenerating-americas-legacy-cities

Founded in 1946 in
Phoenix, Arizona by
John C. Lincoln

Key Issues:

1. Value Capture and the
Property Tax

2. Informality and Urban
Poverty

3. Climate Change

4. Municipal Fiscal
Health

Land Lines Magazine
Policy Focus Reports
Policy Briefs

Books & Publications
Courses & Events
Scenario Planning

The Place Data Base

Mission: “The Lincoln Institute of Land Policy
seeks to improve quality of life through the
effective use, taxation, and stewardship of
land...”

Focus Areas:

1. Planning & Urban Form

2. Valuation & Taxation

3. International & Institute-Wide
Initiatives

4. Latin America & the Caribbean

5. People’s Republic of China

6. Babbitt Center for Land &
Water Policy

7. Center for Community
Investment
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Melville Charitable Trust
55 Church Street, Suite 800
New Haven, CT 06510
203.901.1065

info@melvilletrust.org

https://melvilletrust.org/
Extensive list of resources on website

Founded in 1990

“Largest foundation in
the U.S. exclusively
devoted to ending
homelessness.”

Program Areas:

1) Housing

2) Health & Support
3) Income

In 1998 initiated
Partnership for
Strong Communities

Values:

“At the core of everything we do is a
commitment to individual and community
empowerment, of helping people get access to
the tools and means to achieve.”

“We are driven by one goal. Ending
homelessness.”

Since 1990, “Invested $140 million to end
homelessness.”

Grant money “split between efforts to end
homelessness in our home state of Connecticut
and in creating a better policy environment at the
national level.”

National Housing Conference
1900 M Street NW, Suite 550
Washington, DC 20036
202.466.2121

info@nhc.org
https://www.nhc.org/

The Center for Housing Policy

Housing Trust Fund Project
https://housingtrustfundproject.org

National Housing
Conference founded in
1931

Blog:
Our American Home

Paycheck to Paycheck
Database

Event:

2019 Solutions to
Affordable Housing

Vision:

“Everyone in America has equal opportunity to
live in a quality, affordable home in a thriving
community.”

Report:

The Role of Affordable Housing in Creating Jobs
and Stimulating Local Economic Development:
Evidence in Brief and A Review of the Literature

National Neighborhood Watch
(800)424-7827
https://www.nnw.org

Ready “is a National public service campaign
designed to educate and empower the American
people to prepare for, respond to and mitigate
emergencies, including natural and man-made
disasters.”

https:///www.ready.gov/

Began in 1972
Memberships

Start a Watch
Register a Watch
Locate a Watch
Purchase Signs

Neighborhhood Watch
Guide — Nextdoor

“The National Neighborhood Watch program
empowers citizens to become active in
community efforts through participation in
Neighborhood Watch groups.”

National Neighborhood Watch Logo Usage
Policy
https://nnw.org/logo-usage

National Neighborhood Watch Institute
PO Box 4208

Santa Fe Springs, CA 90670-1208

Phone: 888.669.4872 (888.NNWI-USA)
customer_service@nnwi.org

http://www.nnwi.org

Supplies crime-
fighting material
-Street Level warning
signs
-Home Level decals
-Homeland Security
street signs
-Operation ID
-Starter Kits

Mission Statement:

“National Neighborhood Watch Institute, NNWI,
is dedicated to supplying Crime Prevention
Materials to aid in the reduction of criminal
activity both Domestically and Internationally.”

Participant Level Participants Handbook
NNWI Training Handbook
Disaster & Survivor Handbook
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NeighborhoodWorks® Americal®®
999 North Capitol Street NE, Suite 900
Washington, DC, 20002

202.760.4000

training@nw.or|
1.800.438.5547

https://www.neighborworks.org

Over 240 community
development
organizations in
NeighborhoodWorks
network

“Memberships for
non-profit community-
based organizations
that focus on
community
revitalization,
homeownership and
the production of
affordable housing.

27189

Project Reinvest: Neighborhoods

In 2017, 55 $500,000 grants awarded to 501(c)(3)
nonprofits to “stabilize and revitalize distressed
communities suffering....effects of foreclosure
crisis.”

Offers training and certification for community
development professionals

NeighborWorks AmeriCorps VISTA Program

Opportunity Insights
Harvard University

1280 Massachusetts Avenue
PO Box 201

Cambridge, MA 02138
https://opportunityinsights.org/

"Research shows that every year spent in a higher
opportunity neighborhood during childhood can
increase both lifetime earnings and the likelihood
of college attendance.”

Raj Chetty, William A.
Ackman Professor of
Economics at Harvard
University & Director

See research on
website including “The
Effects of
Neighborhoods on
Intergenerational
Mobility I: Childhood
Exposure Effects”

Mission: “Our mission is to develop scalable
policy solutions that will empower families
throughout the United States to rise out of
poverty and achieve better life outcomes”

“Research shows that children’s chances of
earning more than their parents have been
declining. 90% of children born in 1940 grew up
to earn more than their parents. Today, only half
of all children earn more than their parents did.”

Purpose Built Communities
2380 Hosea Williams Drive SE
Atlanta, GA 30317
404.591.7537
https://purposebuiltcommunities.org

“Entrenched poverty is often tied to a place; if we
can transform the place, we will improve lives.”

Non-profit consulting
firm “that works with
local leaders to
implement a holistic
approach to
revitalizing distressed
neighborhoods.”

Podcast: This is a
Community

“Our Purpose is Clear, Our Mission is Urgent. By
partnering with a local lead organization that
serves as the community quarterback, we are able
to help create vibrant new communities where
everyone has the opportunity to thrive.”

Shelterforce: The Original Voice of Community
Development

60 South Fullerton Avenue, #202
Montclair, NJ 07042
973.509.1600
info@shelterforce.org

https://shelterforce.org/

“Beganin 1975 as a
“how-to” publication
for tenant activists.”
Quarterly Magazine
Shelterforce: The
Original Voice of
Community
Development
Topics:

-Arts & Culture
-Community Dev
-Economic Dev
-Equity

-Financial Well-Being
-Health

-Housing
-Neighborhood Change
-Organizing

-Policy

“Dedicated from the beginning to everyone
working to empower and support low-income
communities, Shelterforce provides a venue for
conversations that need to be had—on topics
from community planning to racial equity,
housing affordability to homeownership, and the
future of community development.”

Many articles on Affordable Housing.

Dana Hawkins-Simons and Miriam Axel-Lute,
“Organizing and the Community Land Trust
Model,” Shelterforce: The Voice of Community
Development,
https://shelterforce.org/2015/10/15/organizing_and_the-
community land_trust_model/
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Smart Growth America
Smart Growth America

1152 15t Street NW, Suite 450
Washington, DC 20005
202.207.3355

https://smartgrowthamerica.org

Publications Form-
Based Codes Institute

Governors’ Institute on
Community Design

National Complete
Streets Coalition

LOCUS
Arts & Culture
Local Leaders Council

Vision: “We envision a country where no matter
where you live, or who you are, you can enjoy
living in a place that is healthy, prosperous, and
resilient.”

Urban Design 4 Health

http://urbandesign4health.com/projects/hia-plug-in-
scenario-planning/

“UDA4H specializes in applied research on the
interactions between land use, transportation, air
quality, climate change, and public health.”

Began in 1997 as
Lawrence Frank and
Company

National Public Health
Assessment Model (N-
PHAM) — Developed
in 2016 for scenario
planning.

National Public Health
Assessment Overview
for New Partners for
Smart Growth 2017

Mission: “UD4H’s mission is to support clients
with innovative tools to realize health promotion,
environmental, economic, and quality of life
goals that are intrinsic in efforts to build new
communities and to retrofit existing ones.”

Urban Footprint
2095 Rose Street, Suite 201
Berkeley, CA 94709

https://urbanfootprint.com

Founded by Peter
Calthorpe and Joe
DiStefano in 2011
based on principles of
“leadership in
sustainable city design
and urban planning.”

Blog
Webinars

“Sustainable urban design begins with forward-
thinking solutions.”

Product Features:

o Base Canvas at the parcel level;
Data Library with datasets;
Scenario Planning;

Analysis Module;

Mapping & Visualization Tools.

Urban Institute

500 L’Enfant Plaza SW
Washington, DC 20024
202.833.7200

https://www.urban.org

President Lyndon B.
Johnson founded the
Urban Institute in
1968.

“Staff of nearly 500
includes social
scientists, economists,
communicators,
mathematicians,
demographers, and
data scientists.”

Mission: “to open minds, shape decisions, and
offer solutions through economic and social
policy research.”

Articles:

July 25, 2019 “Opportunity Zoning.”

July 31, 2019 “The Current Crisis in Black
Homeownership.”

August 7, 2019 “How Uncertainty Surrounding
the ‘Public Charge’ Rule Leads to Hardship for
Immigrant Families.”
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Land Trusts and Community Development Corporations in New Mexico and in

Other States

NEW MEXICO

NM

209 E Hendricks

Roswell, NM 88203

575.624.1285
https://www.rentassistance.us/li/chaves_county community

Chaves County Community Action Program in Roswell,

action_program

Assistance with:
Rent

Mortgage Payments
Utilities
Emergency Relief
FEMA

Special Project:

Group Workcamps — program for
youth and teens to rehab homes for
the elderly, disabled, and low-
income

HELP — New Mexico, Inc.
Community Action Agency
2110 S Main Street
Roswell, NM 88231
575.208.2007
575.766.4934
https://helpnm.com/

Founded in 1965 as
Home Education
Livelihood

Provides “a seamless
continuum of care for
low-income New
Mexicans in offices
located throughout the
state.

Office of Economic
Empowerment

Office of Learning &
Academic Opportunity

Mission: “HELP-New Mexico
exists to empower positive action
through sustainable social
services. Inspire and motivate
through effective community
improvement programs and to
educate families and communities
through innovative coaching.”

Rio Grande Community Development Corporation
318 Isleta Blvd SW

Albuquerque, NM

505.217.2473

info@rgcdc.org

https://www.rgcdc.org/

Initiated in 1986 by
Atrisco Land Rights
Council.

Operates South Valley
Economic
Development Center
(SVEDC) since 2003.
Incubated over 100
new businesses in
low-income
communities.

Social Impact through
Nonprofit Community
(SINC) “focuses on
non-profit capacity
building.”

Mission: “to pursue community-
wide healthy economic and social
development that enriches
traditional cultural values and
historical uses of the land while
supporting the peoples’ voice in
development and reducing poverty
through entrepreneurial
enterprise.”

(RCCDC)

100 S Avenue A

Portales, NM 88130
575.356.8541 or 1-800-635-8036
https://rooseveltcdc.org

Roosevelt County Community Development Corporation

county-community-development-corporaton-rccdc/

https://growitnm.org/resources/resources-nearby-for-map/roosevelt-

Collaborative 501(c)3:
City of Portales, NM
Roosevelt County,
NM,

Eastern New Mexico
University

Economic Development
Job Creation

Business Assistance
Private Investment

USDA-Rural Development
housing rehabilitation program for
low-income homeowners
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Sawmill Community Land Trust
990 18t Street, NW, 2™ Floor
Albuquerque, NM 887104
505.764.0359

info@sawmillclt.org

http://www.sawmillclt.org

Incorporated in 1994

Serves Albuquerque
and Bernalillo County

“Holds land “in trust”
for the benefit of the
community while
preserving the
affordability of the
housing on the
land...permanently.”

Manages 34 acres of
reclaimed industrial
land. Built 93
affordable single
family homes and 3
affordable apartment

Mission: “Sawmill Community
Land Trust is a 501(c)3 nonprofit
membership organization with a
mission of developing vibrant,
prosperous neighborhoods through
the creation of stewardship of
permanently affordable housing
and sustainable economic
opportunities for low- to
moderate-income families. We
empower communities through
civic engagement, education and
advocacy....”

complexes
Southeast New Mexico Community Action Corporation 501(c)3 Mission: “To change lives by
209 E Hendricks Founded c. 1964 developing human, social,
Roswell. NM 88203 Serving: educational and economic
' ’ resources to their fullest potential.”
575.624.1285 Chaves County
Eddy County ]
1915 San Jose Boulevard Lea County Chaves County:

Carlsbad, NM 88220
575.887.3939
http://www.snmcac.org

Otero County

Rent Assistance

Utility Assistance
Prescription Drug Assistance
Head Start

UTAH

Neighborworks ® Salt Lake 501(c)3 “At NeighborWorks Salt Lake we
622 West 500 North Down Payment work to revitalize neighborhoods
Salt Lake City, Utah 84116 Assistance Loans house by house, block by block.
801.539.1590 First Mortgages We do this by building on the

https://www.nwsaltlake.org/

Disruptive Housing Models at the 2019 Winter Innovation
Summit. SLC HAND gave 2 Deep Dive Sessions
“highlighting Innovations in Housing Affordability: Health
Care Solutions to Cost-effective Housing Affordability.”

https://www.slc.gov/hand/housing-innovation/

Homebuyer Education
Classes

Home Improvement
Loans

YouthWorks
Westside Leadership
Institute

Paint Your Heart Out

strength of our neighborhoods,
creating opportunities through
housing and resident leadership,
and contributing to the
development of our youth and
local economy.”

“Revitalizing Neighborhoods
House by house, block by block,
neighbor by neighbor."
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Neighborhood Programs and Research

City of Denver, Colorado
Community Planning & Development
201 Colfax Avenue, Dept 205
Denver, CO 80202

720.865.2915

https://www.denver.gov/org/content/denvergov/en/-
planning-and-develoment/planning-and-
design/Neighborhood_Planning_Initiative.html

Neighborhood Planning Initiative
(NPI)

Multi-year/multi-project
approach to produce area plans
for the entire City of Denver
(100% coverage) within a 10 to
14 year period.

-Engage stakeholders

-Recommendations for land use
and investments

-Analysis, detail, guidance at
neighborhood level

Neighborhood Planning
Initiative Strategic Plan,
December 2016

“Denver’s Neighborhood
Planning Initiative is a long-term
commitment to ensure every
corner of the city can enjoy the
benefits of an area plan.”

City and County of Denver, Colorado
Sustainable Neighborhoods Denver
Community Planning & Development
201 Colfax Avenue, Dept 205

Denver, CO 80202

720.865.5477 or 720.865.5461

https://www.sustainableneighborhoodnetwork.org/
sustainable-neighborhoods.denver

Neighborhood Certification
Program

“Denver’s Sustainable
Neighborhoods Program gives
residents the opportunity to
become active partners in
making Denver a vibrant and
sustainable community.”

Dudley Street Neighborhood Initiative (DSNI)
1550 Dudley Street

Roxbury, MA 02119

617.442.9670

urbanvillage@dsni.org

https://www.dsni.org/

Began in 1984 as residents
sought to “reclaim a
neighborhood that had been
ravaged by disinvestment, arson
fires and dumping.”
https://www.dsni.org/dsni-historic-
timeline

DSNI MISSION:

“To empower Dudley residents
to organize, plan for, create and
control a vibrant, diverse and
high-quality neighborhood in
collaboration with community
partners.”

DSNI provides “a vehicle for
residents to exercise
neighborhood control and access
to resources” “By creating,
uniting, and empowering leaders
to champion community causes.”

Memphis & Shelby County

http://memphis/fightsblight.com/

Blight Elimination Steering Team
4 Committees:

Data;

Code Enforcement;

Reclaim and Reuse; and
Community Engagement

Video: Rundown: Memphis
Fights Blight

Memphis Blight address and
Elimination Charter (2015) “to
coordinate collaborative efforts
to address and eliminate blight.”

Neighborhood Preservation
Summit 2018
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Portland, Oregon

Planning and Sustainability Department
1900 SW 4t Avenue, Suite 7100
Portland, OR 97201

503.823.7700

Healthy Connected Neighborhood Strategy:
Making Healthy Options Available to All
https://www.portlandoregon.gov/bps/article/353238

Healthy Neighborhoods
Habitat Greenways
Neighborhood Greenways
Civic Greenways

“The Healthy Connected
Neighborhoods Strategy aims to
enhance human and
environmental health. It also
proposes to connect people with
nature, neighborhoods,
businesses and each other...”

City and County of Salt Lake City, Utah
Housing and Neighborhood Development (HAND)

Division of Community and Economic
Development

451 South State Street, Room 406
Salt Lake City, Utah

PO Box 145488

801.535.6269

https://www.slc.gov/hand/

HAND-brochure_web.pdf

Motto: “Revitalizing
Neighborhoods House by
house, block by block, neighbor
by neighbor.”

Growing SLC: A Five Year
Housing Plan 2018-2020.

“To {ensure}long-term
affordability and preservation
that continues to enhance
neighborhoods while balancing
their unique needs.

HAND MISSION:

“The mission of Housing and
Neighborhood Development —
HAND-is to develop and
enhance livable, healthy, and
sustainable neighborhoods.”
This includes:

“ensuring the availability of

equitable housing for low- and
moderate-income persons.”

“capital investment in City
infrastructure and capital
improvements.”

“energy efficiency.”
“resources and education.”

“careful management of property and
financial assets.”

South Bend, Indiana

Neighborhood Resources Connection
115 N William Street

The Prairie Building, 2™ Floor

South Bend, IN 46601

574.287.0425
nreneighbors@gmail.com

http://www.nrc4neighborhoods.org/

“At NRC, we believe a city is only as strong as
its neighborhoods. We also understand that
neighborhoods are best strengthened from the
inside by neighbors who join together to take
ownership of their community.”
https://indd.adobe.com/view/59e05a06-77da-451c-a291-
5b4fe92280bf?start page=3

South Bend, Indiana’s
Neighborhood Program

Neighborhood Leadership
Academy

Block Party Toolkit

Advising & Technical Assistance
Engaging Youth, Engaging
Neighborhoods

NRC’s Communications Strategy

First Annual Neighborhood
Summit

Purpose: “NRC helps neighbors
build better neighborhoods.”

“Through leadership training,
advising, grants, and other
resources, NRC helps South
Bend neighbors be the
representative voices of their
communities.”

South Bronx, New York

WE STAY/Nos Quedamos, Inc.
754 Melrose Avenue

Bronx, NY 10451

718.585.2323
info@nosguedamos.org
https:/nosquedamos.org/

Focus Areas:
-Advocacy/Campaigns
-Development
-Environmental
-Social Service

Blog
Events

“WE STAY/Nos Quedamos, Inc

is a South Bronx-based CDC
committed to our collective self-
determination. Our sustainable
development work creates the
conditions that maintain our
health and culture. Our work
engages, empowers, and
transforms marginalized
communities to remain and
thrive”
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Resources the State of New Mexico

American Planning Association —
New Mexico Chapter
https://www.apa-nm.org

Plan4HealthNew Mexico
https://plan4healthnm.com

Advancing Healthy
Communities: Building Local
Capacity for Integrating
Planning & Public Health-
2017 Assessment

Addresses “slow population growth...,
multi-generational poverty, and poor health
outcomes.”

New Mexico Department of Health
Chaves County Public Health Office
200 E Chisum Street

Roswell, NM 88203

575.624.6050

Southeast Region

9 East Challenger Street
Roswell, NM 88203
575.347.2409

https://nmhealth.org

Overseen by Cabinet Secretary
appointed by the Governor

Services:

-Children’s Medical Services

-Family Planning

-Harm Reduction

-Hepatitis Counseling, Testing
Immunization

-lmmunization

-Sexually Transmitted Diseases
Testing & Treatment

-Tuberculosis Treatment

-Women, Infants & Children (WIC)

Mission: “to promote health and wellness,
improve health outcomes, and assure safety
net services for all people in New Mexico.”

8 Divisions

Public Health; Epidemiology & Response;
Scientific Laboratory; Health Improvement;
Development Disabilities Supports;

Administrative Services; Facilities
Management; Medical Cannabis.

New Mexico Economic Development
Department

Joseph M. Montoya Building

1100 S St. Francis Drive

Santa Fe, NM 87505-4147

Cabinet Secretary and

Economic Development
Commission

Many programs including:

Vision: “We aspire to be an innovative
leader in New Mexico, recognized for
proactively finding solutions and responding
to evolving needs by building partnerships
with individuals, community organizations,
government agencies and businesses.”

505.827.0300 Business & Rural Development
Team (CBRDT) L o )
Mission: “The mission of the New Mexico
Region 6: Roswell Office Economic Development Department is to
575.626.6653 Enhance and leverage a competitive
https:/gonm.biz/ environment to create jobs, develop the tax
https://aonm.biz/community-development base and provide incentives for business
development.”
New Mexico Legal Aid “Legal aid programs help Vision: “New Mexico Legal Aid is a civil

301 Gold Avenue, SW (PO Box 25486)
Albuquerque, NM 87102 (87125-5486)
1.866.416.1922 or 1.833.545.4357
https://www.newmexicolegalaid.org/

people who live in households
with annual incomes at or
below 125% of the federal
poverty guidelines.”

Legal aid to crime victims:

“Elder abuse, robbery, burglary,
DUI/DWI incidents, identity
theft, fraud, child abuse,
domestic abuse, sexual assault,
etc.

legal advocacy organization dedicated to
opening the door to equal access to justice
for all disenfranchised and low-income
people and communities throughout New
Mexico by providing outreach, training,
education, and quality representation.”

Mission: “The Mission of New MeXico
Legal Aid, Inc. (NMLA) is to be the voice,
defender, and advocate for poor people who
are seeking justice in all forums, particularly
in the communities in which they live.
NMLA is committed to helping poor people
in their struggle to access food, shelter,
security, and to preserve their unique cultural
heritages”.
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New Mexico Mortgage Finance
Authority

344 Fourth Street, SW
Albuquerque, NM 87102
505.843.6880

New Mexico Opportunity Zones — lowest
income Census Tracts

Several reports on website:
http://www.housingnm.org/

Created in 1975 via a mandate
by the New Mexico State
Legislature.

“a public body politic and
corporate, separate and apart
from the state, constituting a
governmental instrumentality
with the power to raise funds
from private investors...”

MFA Vision: “All New Mexicans will have
quality affordable housing opportunities.”

MFA Mission: “MFA is New Mexico’s
leader in affordable housing. We provide
innovative products, education and services
to strengthen families and communities.”

Support for those facing foreclosure or
having difficulty making mortgage
payments.

HUD-Certified Housing Counselors provide
counseling

New Mexico Office of the Attorney
General

408 Galisteo Street
Villagra Building
Santa Fe, NM 87501
505.490.4060

Foreclosure Legal Defense a.k.a.
Keep Your Home New Mexico
http://www.keepyourhomenewmexico.org

Homeowner Protection
Program

“Keep Your Home New
Mexico is a free program for
New Mexico homeowners who
are at risk of losing their
homes.”
https://www.nmag.gov/homeowner-

protetction-program.aspx

Has links to other agencies and
programs relative to Housing
and Community

Vision: “We aspire to be an innovative
leader in New Mexico, recognized for
proactively finding solutions and responding
to evolving needs by building partnerships
with individuals, community organizations,
government agencies and businesses.”

New Mexico State Historic
Preservation Division

Department of Cultural Affairs
Bataan Memorial Building
407 Galisteo Street, Suite 236
Santa Fe, NM 87501
505.827.6320
nm.shpo@state.nm.us

http://nmhistoricpreservation.org/

Preservation Programs

Archaeological Records
Management Section

Cultural Properties Review
Committee

-Historic Markers

-Historic Women Marker
Initiative

-Native American
Consultations

Mission: “The mission of the Historic
Preservation Division is to protect, preserve
and interpret the unique character of New
Mexico by identifying, documenting
(recording), evaluating and registering
prehistoric and historic properties throughout
New Mexico...”

“The Certified Local Government Program
was established by Congress in 1980 to assist
local governments with integrating historic
preservation initiatives at the local level.
Joining the CLG program is an important
way to incorporate historic preservation
planning to ensure New Mexico’s diverse
cultural resources are preserved.”
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Resources the Roswell and Chaves County, New Mexico and Surrounding Region

Chaves County Health Council

575.637.4115
chavescountyhealthcouncil@outlook.com

Facebook.com/chavescountyhealthcouncil

Meetings held 41
Wednesdays at Roswell
Public Library

Mission: “To facilitate opportunities for
communication and collaboration pertaining to
community health.”

Chaves County Sheriff’s Office
1 Saint Mary’s Place

Roswell, NM 88203
575.624.6500 or 575.624.7590

https://www.co.chaves.nm.us/223/Sheriffs-
Office

City of Roswell Community
Development Department

415 North Richardson Avenue

421 North Richardson Avenue
Roswell, NM 88201

575.637.6280
http://www.roswell-nm.gov/189/Planning-
Zoning

Planning & Zoning Office
Code Enforcement
Building Official &
Inspectors

Community Enhancement

The FixIT Form was the
result of a series of public
forums the City of Roswell
held in 2018.

City of Roswell FixIT
Form
http://www.roswell-nm.gov

Mission: “to provide for the highest quality of
life for the city’s residents by employing the best
principles and practices for land development,
affordable housing provision, and appropriate
building design in order to preserve our unique
community character, while providing excellence
in customer service with honesty, integrity,
foresight, compassion, fairness and transparency
as we seek to create a sustainable environment
for future generations.”

City of Roswell Comprehensive Master Plan
(2016)

Affordable Housing Plan (2016)
Roswell Bike-Ped Master Plan (2020)

Eastern Regional Housing Authority
106 E Reed Street

Roswell, NM 88203

575.622.0881
https://affordablehousingonline.com

Public Housing in Roswell, NM
806 Redwood Street

Public Housing Agency
Serving:

Chaves County, Curry
County, De Baca County,
Eddy County, Guadalupe
County, Harding County,
Lea County, Lincoln
County, Otero County,
Quay County, Roosevelt
County, & Union County

Section 8 Housing Choice Voucher (HCV)
-- 981 active vouchers for the region
Two Public Housing communities with 104 units

Website provides Household and Income
Characteristics for voucher holders in the region.

Roswell-Chaves County Economic
Development Corporation

220 N Main Street
Roswell, NM 88201
575.622.1975
https://www.chavescounty.net/
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Roswell, New Mexico Habitat for
Humanity Chapter

PO Box 254
Roswell, NM 88202
575.624.2138

http://habitatroswell.org/

Roswell Neighborhood Watch
(Richard Lucero, Advisor)

128 West Second Street
Roswell, NM 88201
575.624.6770

http://www.roswell-
nm.gov/277/Neighborhood-Watch/

Encourages and supports
the creation of
Neighborhood Watch
groups.

Organizes local National
Night Out held the first
Tuesday of August in the
Target parking lot.

Neighborhood Watch provides a structured
platform for people to organize communication
and meetings in neighborhoods in order to
discuss and address issues and communicate with
City Staff.

The Neighborhood Watch format provides an
opportunity for neighbors to get to know each
other which helps with crime prevention.

Roswell Police Department
128 West Second Street
Roswell, NM 88201
575.624.6770

http://www.roswell-nm.gov/153/Police-
Department

United Way

United Way of Chaves County, NM
400 N Pennsylvania, Suite 230
Roswell, NM 88201

575.622.4150
https://www.unitedwayccnm.org

“United Way improves lives by mobilizing the
caring power of communities around the world to
advance the common good.”
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