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Objectives:

5.1 Be familiar with the basic aspects of community redevelopment and the opportunities they afford to reduce risk from natural hazards through relocation, retrofitting, and post-disaster recovery planning.

5.2 Be able to identify the institutional players (e.g., redevelopment agencies and authorities; community development corporations; large scale developers, etc.,) and partnerships that often must be forged to make the Brownfield redevelopment effort competitive with greenfield alternatives. 

5.3 Understand how various market, legal, historical, physical, environmental and public service issues affect redevelopment decision-making (both minor and major efforts) and what tools can be used to overcome the barriers to redevelopment 

5.4 Understand how the redevelopment and recovery process following a disaster creates a unique window of opportunity to correct past historical mistakes in placing development at risk from natural hazards.


Scope:

This session introduces students to the community redevelopment process. Students should understand how both minor and major redevelopment activities create unique opportunities to reduce community vulnerability to natural hazards (before a hazard event as a mitigation activity and as a post-disaster recovery process).  This session also familiarizes students with the opportunities for and barriers to redevelopment that exist in communities across the U.S. and different strategies communities may pursue to promote redevelopment.  This session emphasizes readings, discussions and application of concepts to the class exercise community. 

Reading:

Student and Instructor Readings:

Kelly, Eric Damian and Barbara Becker. 2000. “Chapter 17. Planning for Change in Established Neighborhoods,” Community Planning: An Introduction to the Comprehensive Plan. Covelo, CA: Island Press, pp. 339-364.

Scwab, Jim with Kenneth C. Topping, Charles C. Eadie, Robert E. Deyle and Richard A. Smith. 1998. “Chapter One. The role of Planning in Post-Disaster Reconstruction,” Planning for Post-Disaster Recovery and Reconstruction, PAS Report 483/484, Chicago, IL: American Planning Association, pp. 3-20. 

URL for In Harm’s Way: http://www.sustainable.doe.gov/pubs/harmsway/index.shtml

Additional Instructor Reading:

Municipal Research & Services Center, 1997. “Infill Development: Strategies for Shaping Livable Neighborhoods,” Report 38. URL: www.mrsc.org.

Simon, Roby. 1998. Brownfields to Greenbacks. Washington DC: Urban Land Institute.

National Congress for Community Economic Development (NCCED). 1999. Coming of Age: Trends and Achievements of Community-based Development Organizations. Washington DC: NCCED. (URL: www.ncced.org).

Nenno, Mary K. 1997. “Changes and Challenges in Affordable Housing and Urban Development,” In W. Van Vleit, Ed. Affordable Housing and Urban Redevelopment in the United States. Thousand Oaks, CA: Sage Publications, pp. 1-21.

Porter, Douglas, 1997. Managing Growth in America’s Communities. Washington DC: Island Press, pp. 200-212.

Simmons, Linda, 1997. “Twenty-five Years of Community Building in the South Bronx: Phipps Houses in West Farms,” In W. Van Vleit, Ed. Affordable Housing and Urban Redevelopment in the United States. Thousand Oaks, CA: Sage Publications, pp. 73-94.  

Van Vliet, William, 1997. “Learning from Experience: The Ingredients and Transferability of Success,” In W. Van Vleit, Ed. Affordable Housing and Urban Redevelopment in the United States. Thousand Oaks, CA: Sage Publications, pp. 246-276.


General Requirements: 

The content should be presented as lecture with class discussion at the conclusion.


Objective 5.1 Be familiar with the basic aspects of community redevelopment and the opportunities they afford to reduce risk from natural hazards through relocation, retrofitting, and post-disaster recovery planning.

Requirements:

The content should be presented as a lecture.
Remarks:

I.
Redevelopment can be described as the private market activities that remove old and create new structures, and/or which result in the adaptive reuse of existing structures within communities and regions.  

A.
Redevelopment is an important element of sustained growth and development in economic centers such as Los Angeles, San Francisco and New York City.  However, in many communities or in portions of communities, market forces may not be favorable for purely private sector driven redevelopment for a variety of reasons, including:

1. Structures may have become obsolete for current industrial and commercial sector needs, and the additional costs of demolition may make redevelopment infeasible in a weaker market condition. 

2. Supporting infrastructure may be substandard quality or lacking adequate capacity for redevelopment purposes (e.g., roads can not handle heavy truck loads, water pressure is too low, or the combined stormwater and drainage sewer results in localized flooding).

3. Fear of liability for toxic contamination that may still exist in older buildings and property that had once been in industrial use may deter redevelopment interest. 

4. Neighborhood change in terms of declining income levels, increased crime and housing deterioration may make replacement housing and nonresidential redevelopment infeasible.

5. Road and lot configurations themselves may no longer meet current demands for industry (e.g., 400 foot block length may not allow for a building with a large enough floor space for certain industrial processes).   

C.
In short, costs may be too high and profits too uncertain. 


Objective 5.2   Be able to identify the institutional players and partnerships that often must be forged to make the Brownfield redevelopment effort competitive with the Greenfield alternatives. 

Requirements:

The content should be presented as lecture.

Remarks:
I.
In those instances, where market conditions are weak, a number of public and nonprofit entities may engage in planning, public investment and private sector financing activities in an effort to spur greater private sector investment in such blighted or under-developed portions of a community.  

A.
Indeed, public- and non-profit-sector-initiated “redevelopment” programs are quite common throughout the U.S.   The purposes of such efforts may include:

1. Greater economic development – create more jobs and diversify the community’s economic base through greater retail, office, industrial, hotel and/or entertainment uses. 

2. Historic preservation – efforts are stimulated by the community desire to preserve significant structures from demolition through adaptive reuse, relocation, and/or redevelopment of the surroundings area.

3. Neighborhood empowerment, preservation, and stabilization – redevelopment is geared to creating jobs suitable for the surrounding neighborhood’s employment capabilities, and which empower the surrounding neighborhood to become an active player in the community’s economy and political system (to better deter discriminatory practices). 

4. Affordable housing production – to expand both renter and owner-occupied housing opportunities for the moderate- to low-income households in the community. 

II.
Public- and non-profit-initiated redevelopment efforts usually focus on one of two geographic configurations (although redevelopment efforts could be underway for both).

A. District Redevelopment – which may encompass numerous neighborhoods and use districts. Some of the most common examples include:

1. Downtown Districts -- redevelopment programs to revive dying central business districts in central cities and inner suburbs that have often lost their retail and residential base to outlying suburban growth.  

2. Warehouse Districts – redevelopment programs seek to reuse warehouse structures that were created when rail was the primary means to ship goods and materials in the U.S. (e.g., Denver, Colorado and Austin, Texas). Common reuse strategies have been loft apartment and arts and entertainment uses in restored warehouse structures. 

3. Waterfront Districts –redevelopment programs try to revive river and port structures and neighborhoods through adaptive reuse and redevelopment of new structures in older port and shipping areas. Common redevelopment strategies focus on tourism and entertainment uses. (e.g., Seattle, WA, Boston, MA, and Galveston, TX).

B.
Corridor Redevelopment – here the focus is on uses along a major arterial that might have once served as an employment hub for a community, but which has suffered from an economic downturn, change in retail space needs (e.g., large discount stores or large box retail), or out-migration of tenants and customers. Two examples of this include: 

1. Main Street Programs – The National Trust for Historic Places created the National Main Street Program over twenty years ago to help small cities and towns to preserve their main streets as viable economic and social centers of their communities.  The program uses circuit riding planners to work with property owners and Chambers of Commerce to update their economic development strategies for changed market conditions and to develop effective reuse and redevelopment strategies on the main street corridors.  The program has been so successful that it has now expanded to include medium-sized cities, and it boasts a national organization, clearing house and annual national conference. 

2. Mass Transit, Shipping Canals, Freight Rails – many communities have abandoned or deteriorated housing stock and warehouses along mass transit, old or abandoned freight rail lines and shipping canals (Syracuse NY, Chicago, IL and Austin TX). Buildings located along those lines that no longer meet current industry needs are targeted for reuse or redevelopment..  Reuse usually focuses on housing and tourism oriented activities (e.g., rails to trails and eco-tourism).

Discussion Question: 

This list is not exhaustive.  You could have the class identify places in the case study community where redevelopment is not occurring and where vacancies are high.  Have them identify other likely factors that work against redevelopment: Others might also include: financial red-lining; land development code lacks flexibility; exactions and development fees are too high; inappropriate zoning; neighborhood opposition to change; stable neighborhood may not need change and redevelopment; inferior schools and amenity services like parks and recreation for children; and it may be reflective of a weak market condition overall with the community experiencing a declining population and economic base.

IV. 
These redevelopment efforts are usually initiated by one of three types of lead organizations, although a partnership among such entities is also likely:

A. Public and quasi-public entities:

1. City council or county commission.

2. City or county redevelopment agency (a city/county department or office).

3. Dependent special district such as downtown improvement district.

4. A redevelopment authority that might have the power of eminent domain (the state power to acquire land from an unwilling seller at fair market value for a public purpose).

B. Private Groups and Organizations.

1. The Chamber of Commerce.

2. Merchants associations.

3. Historic preservation and neighborhood groups.

4. Environmental and social justice interest groups.

C. Nonprofit organizations.

1. Interfaith council – a consortium of faith leaders in a community.

2. Community foundations – umbrella foundations established to promote and coordinate economic development and community empowerment efforts.

3. Community development corporations -- Non-profit entities dedicated to community-based economic development strategies using entrepreneurial and grassroots-based redevelopment strategies. CDCs have produced 247,000 jobs and 550,000 units of housing in their 30-year history (NCCED, 1999).

4. Habitat for Humanity – a national nonprofit dedicated to grassroots-based affordable housing production.


Objective 5.3 Understand how various market, legal, historical, physical, environmental and public service issues affect redevelopment decision-making (both minor and major efforts) and what tools can be used to over-come the barriers to redevelopment. 

Requirements:
The content should be presented as lecture.

Remarks:

I.
As noted in the previous sections, the possible list of obstacles to redevelopment and reuse in a community can be formidable--weak market conditions, crime and social problems in the surrounding area, liability concerns from prior industrial or commercial processes that may involve toxic contamination of soil and/or groundwater, irregular shaped lots or obsolete buildings that no longer match market realities, and inadequate infrastructure and public services to support redevelopment. 

A.
However, according to Willen Van Vliet (1997) we have enough experience in large-scale redevelopment efforts to know that success requires a comprehensive approach that includes attention to the physical, social, economic, and political elements of redevelopment. It requires planning and partnerships that promote:

1. Housing rehabilitation.

2. New housing construction.

3. Support for home ownership.

4. Collaborative decision-making.

5. Open space improvements.

6. Project and neighborhood beautification.

7. Social services.

8. Day care provision.

9. Youth employment.

10. Job training and creation.

11. Crime reduction.

12. Partnering with federal, state and local funding entities.

13. Economic development and more.

B.
Other strategies suggested from such organizations as the Urban Land Institute (1992) (a national association of development organizations), Municipal Research & Services Center (1997) and the Real Estate Research Corporation (1982) include:

1. Stimulating developer interest – encourage developers to use vacant city owned land (i.e., land cost write down to equalize with lower cost land on periphery of urban area); provide density bonus to increase profit potential; partner to create a new anchor project to stimulate redevelopment interest (e.g., James Rouse projects such as Faneuil Hall and Harbor Market Place); and sponsor design competitions for target sites and undertake demonstration projects.

2. Remove obstacles created by government – revise codes to eliminate unreasonable standards; shift from specification standards to performance standard to allow for adaptive reuse of older structures; reduce street and parking standards in older urban core areas where it creates constraints; allow for administrative waivers, and allow site design flexibility through planned unit development procedures; streamline development permitting to avoid unnecessary delays which add costs to developers; create a one-stop permit shop to avoid delays.

3. Create neighborhood support –encourage direct dialogue between developers and neighborhoods and have dispute resolution support available if needed; promote neighborhood planning to reduce uncertainty; review projects at conceptual level first to avoid problems early on in the planning stage; encourage collaborative planning efforts.

4. Address market weakness or uncertainty – offer construction financing at below market rates; involve local community development corporations; use tax increment financing to pay for public improvements that are needed (if feasible); provide property tax exemption for a number of years to offset higher development costs; and waive impact fees and development permit fees.

5. Correct infrastructure problems – use a cost-benefit framework to determine the feasibility of correcting service level shortfalls and capacity shortfalls in city infrastructure and services systems. 

6. Increase land availability – city takes an active role in assembling land using eminent domain, land swapping, foreclosure on delinquent properties, and use of land banking or combine parcels for replatting to make redevelopment economically feasible. 

C.
Regardless of the strategy pursued, it is important for emergency managers to recognize that there are major opportunities to build hazard resilience into a community through virtually all redevelopment processes.  When redevelopment efforts are undertaken in a community, the emergency manager needs to be part of the planning team—helping public, private, and nonprofit entities to recognize hazard reduction opportunities and to capitalize upon those opportunities as the process unfolds. 
D.
Consider the following processes that typically are part of redevelopment in communities:

1 Demolition of substandard structures and buildings to make way for newer and market responsive uses and/or safer structures and buildings.  

2.
Adaptive reuse of structures and buildings that no longer serve the markets they originally were designed to accommodate. In some cases this requires flexibility on building and fire code specifications, but you may still require that they find a way to meet equivalents through a performance-oriented approach. 
Discussion Example: 

In many US cities, older industrial warehouse districts are being revitalized in downtowns for high-end lofts and apartments. While increasing the local tax base and bringing households into downtown to support retail and other services, questions may still need to be asked about whether appropriate retrofitting is needed.  For example, in seismically active regions of the country, retrofits may be needed to make predominantly brick structures safe enough for residential use.  Furthermore, to what extent do those densities make sense relative to the types of rail lines that are still in active use near warehouses?  Do the rail lines still carry toxic chemicals and explosive hazards that may not be suitable in close proximity to a dense residential area?  While the quest for an enhanced tax base, or enhancing the social and physical condition of a portion of a city is a worthy cause, the emergency manager must look hard at each action and make sure hazard reduction objectives are part of the analysis of alternatives undertaken by public and private redevelopment actors. 

3.
Land assembly of lots subdivided from an earlier economic/market era so they can be re-subdivided into new configurations that better meet current market demands (e.g., depth, size, or frontage of a parcel of land). This can be accomplished through voluntary purchase or (if a public entity) through eminent domain.

Discussion Example: 
Many large scale waterfront redevelopment efforts in the US have required assembly of older parcels whose configurations do not meet current market realities in terms of space for buildings and parking (e.g., deep narrow parcels leading up to the water’s edge).  The land assembly process often occurs through both voluntary purchase and the use of eminent domain.  In many cases, this process may allow for a re-platting of parcels in such a fashion that historically flood-prone areas can be left undeveloped in the 100-year floodplain, while the larger newly configured parcels have enhanced market value fronting on a protected river-front view (and perhaps a newly created linear park along the waterfront).

4.
Infill development of passed over oddly shaped or irregular lots with housing, retail, office or possibly a mixture of uses.

Discussion Example: 

The total amount of land passed over in urban areas is thought to be quite large (ULI, 1992).  Effective capture and use of these infill parcels for housing and other uses may take pressure off efforts to develop in virgin lands on the city periphery that may be more hazard prone.   In many cases, excess infrastructure capacity may already be present, which can help to reduce city service costs as well (e.g., water, roads, and sewer).  However, variances or relaxing of existing development standards may be necessary for irregular lot configurations or other constraints. In the pursuit of infill, arguments may also be made to ignore high hazard zones and hazard reduction aspects of the building and land development code. Emergency managers need to be vigilant in reminding policy makers of the value of those codes. Most hazards events are not a matter of if; it is simply a matter of when.

5.
Remediation of contaminated land and property to remove the fear of Superfund liability and other sources of environmental liability. A number of states have created voluntary cleanup programs (VCPs) that provide some liability relief when prospective purchasers follow cleanup procedures outlined by the state.  Certificates of completion from these VCPs often free up financing for redevelopment that would otherwise be unavailable without an environmental cleanup certificate from the state agency. 

Discussion Example: 

Although we have a system of environmental laws designed to prevent the creation of new Superfund-type sites like Love Canal and the Valley of Drums (RCRA, CERCLA, TSCA, SARA) there is still a substantial legacy of land suspected of, and actually contaminated with hazardous chemicals that can pose public health risks.  Many older industrial portions of cities have significant contamination problems that stem from lax controls on the use of toxic and hazardous substances from their era of operation.  To the extent that these areas are at risk from natural and technological hazards, it is important to support their effective clean up and reuse.  However, cleanup strategies must take into account the risk of natural hazard events dispersing contaminated soils and groundwater as well.  Natural attenuation of contaminants may not be a wise decision for areas located in the 100-year riverine or coastal floodplain since rapid erosion may suspend contaminants in floodwaters (possibly contaminating drinking water supplies as well).

6.
Relocation of populations, infrastructure, structures and buildings to meet economic development, environmental, hazard reduction and social justice needs.

Discussion Example: 

Relocation efforts must be considered carefully with full input from the residents of the area under consideration for relocation.  The urban renewal programs of the 1950s and 1960s carry a dark legacy of insensitive destruction of socially cohesive neighborhoods--with little input from the adversely affected residents--simply by virtue of their being labeled “blighted” by redevelopment authorities.  Nevertheless, there are times and places where relocation is the only viable solution for an intractable community problem. For example, neighborhoods have been bought up and cleared when Superfund level contamination has been uncovered.  Communities have voluntarily relocated to avoid repeated natural hazard loses (Soldiers Grove, WI), and economic development needs for a region may out weigh a small neighborhood’s needs (although relocation can be sensitively and equitably handled even in this instance).  Emergency managers should be advocates for participatory planning efforts that involve all stakeholders to ensure that when relocation is undertaken, it is done where all affected interests can be heard and fairly considered in finding solutions and new locations for the relocated community/area.

7.
Remodeling and enhancement of deteriorated housing, building and infrastructure stock.  Buildings age and require enhancements to respond to market demand and remain functional.

Discussion Example: 

For many natural and technological hazards, day-to-day remodeling activities in residential and non-residential areas offer one of the surest “gradual” ways to reduce hazards in a community by virtue of newer building code and other retrofit standards taking effect under the development permitting and inspection process.  Although existing structures are often grandfathered under older building and development code provision for minor repairs, that protection is often sacrificed when the remodeling project exceeds a certain dimension or proportion of monetary value of the existing structure, building, or infrastructure.  

8.
Recovery and reconstruction of communities and regions in the aftermath of disasters or major hazard events.

Discussion Example: 

As noted in the readings, one of the most opportune times to correct the errors of developing in high-hazard areas is in the aftermath of a hazard event or disaster.  However, communities must be prepared to act quickly and decisively.  Hazard mitigation plans should state long-term goals, and post-disaster recovery and reconstruction planning should spell out the policies, operational strategies, and roles and responsibilities to implement those goals.

Objective 5.4 Understand how the redevelopment and recovery process following a disaster creates a unique window of opportunity to correct past historical mistakes in placing development at risk from natural hazards.

Requirements:

The content should be presented as lecture.

Remarks:

I.
Discuss the In Harm’s Way case study –what is the role of emergency managers in having the community prepared to act when the “window of opportunity” opens following a hazard event.  The Tulsa experience shows that the window of opportunity can close quite quickly--what value would there be in having a buy-out plan already in place and worked through by city legal and planning staff?  

URL for From in Harm’s Way: http://www.sustainable.doe.gov/pubs/harmsway/index.shtml

Discussion Questions and Possible Exercises: 
1. For the exercise community, what elements of the building, landscape, and other land development codes currently help to reduce risk in hazard-prone areas by virtue of stronger code provisions taking effect?  What changes could be made to make the hazard reduction impact more significant across hazards?  What are the impediments to changing codes to reduce risk through remodeling and redevelopment?  How might those barriers be overcome (e.g., incentive versus regulatory approach?)  

2. Consider having personnel from the city development review office, fire department, and building code/inspections come and speak with the class about existing development, building and fire codes, and address the above questions from their perspective.

3. The week before this class, create teams and assign each team the development of  “best hazard reduction retrofitting” practices for each natural/technological hazard existing in the exercise community.  Review as a group in class. Compare the best practices list to actual practice in the case study community. Explore where they depart and plausible reasons why? 

Example: 

Wildfire High Hazard Zone – Non-flammable roofing, siding and deck materials required when major remodel occurs or when roof /deck is replaced; roof eaves are boxed in; firewise landscaping requirements apply with new grading permit etc.

4. Discuss ways redevelopment efforts might be used to enhance preparedness and response efforts in the case study community? (e.g., increased capacity of infrastructure to evacuate or to provide better response access to high hazard zones; more trauma unit beds in hospitals; enhance fire pressure/flow; enhance infrastructure system redundancy and resilience; enhance tornado shelter options etc.).

Example: 

A decommissioned military airfield has tornado shelters built into the interior during redevelopment as a commercial aviation airport. 
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