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UNDERSTANDING GENTRIFICATION IN AN ATTEMPT TO CHANGE IT

Urban planning and development are very important to cities and towns all over the world.  Urban planning allows for controlled growth in these urban areas and allows for development projects to succeed and help these urban areas grow or go through a renaissance. (Unknown Nov. 29b 2006)  Some cities and town through bad planning, economic reasons, or other factors have led to areas becoming dilapidated, blighted, and high crime areas.  These areas are often referred to as the inner city, in large cities. (Hoffman 2003)  
These dilapidated and blighted areas tend to be inhabited by minorities or poor residents who cannot afford to live in the suburbs and commute to work via automobiles. (Hoffman 2003)  These dilapidated and blighted areas are an economic failure for the most part for cities as they do not provide much taxes due to the low property values, they are an eyesore and do not provide a place for tourists, and the high crime rate discourages business and cultural institutions such as museums from moving into these areas.  (Davila 2004)  
These areas do tend to have a long history and cultural flavor due to the residents who are immigrants or other minority groups.  Large cities have Chinatowns, Little Italies, Latino/Hispanic enclaves, and African American areas; many of these tend to be full of culture and character, but are often seen as ‘undesirable areas’ of the city by many of the higher income residents and city officials. (Frug 1999, Hoffman2003)  
As urban sprawl became a bigger issue in many large cities and their surrounding areas, cities and private developers began to invest in these areas in entice people to move back into the inner city and downtowns and reign in urban sprawl and reduce crime. (Maschal 2002, Russell 2005) 
Yet at the same time, with a larger population living back in city limits, tax revenue would increase as property values increase and increase economic activity in these long neglected areas.  The success of these investments and urban redevelopment projects lead to gentrification of these once neglected areas.  Many people praise the gentrification of these areas as crime is reduced, tax revenues increase, cultural institutions are created, and once eyesore areas of a city/town are now beautiful areas full of restaurants, shops, and housing.  (Findley 2002, Frug 1999, Kettler 2006) 
This may seem like a solution to all these problems, but many are now beginning to discuss and point out the negative effects of urban renewal.  The main arguments are those of these areas becoming so expensive, that the original inhabitants are forced to move out and not enjoy the benefits, that neighborhoods loose their specific character and become bland, and that it leads to segregation in these cities. (Davila 2004, Pinch 2006)   
This paper will explore the reasons for gentrification and the players involved and affected by it.  It will explore the positive aspects of gentrification, as well as the negative.  It will explore the successes and failures of many cities and communities in renovating these dilapidated areas, and the different methods employed in order to control gentrification. 

Due to my wanting to work for a real estate developer and becoming one myself in the future, I want to explore if there is a way to produce the positive effects of urban renewal without the negative side effect; gentrification.  Can the cake be had and eaten too?
My goal for this paper is to create a foundation for myself so that I can work on a case study or a proposal to redevelop a neighborhood in Boston as my Synthesis project next semester.  Using the information gathered and learned from this paper, I would propose a theoretical plan on how to redevelop a neighborhood and make it possible for the original residents to remain in their neighborhood and avoid the negative affects of gentrification.  
DEFINING THE TERMINOLOGY

In order for one to fully grasp the meaning of this project, one must know the definitions of the terminology to be used throughout the paper.  The following paragraphs will give the definitions.  
Urban planning is the planning of the use of land in cities and towns.  It explores and takes into account the social environments and built structures of municipalities and communities. (Unknown Nov. 29b 2006)  In established city and town areas, urban renewal is used instead of regular urban planning, though it is a part of urban planning. 
Urban renewal is the refurbishing of existing areas within a city and/or the creation of new neighborhoods in city areas that are abandoned or did not have any real prior use before.  Urban renewal in the 1940s through 1970s was quite controversial as it meant that cities used eminent domain to reclaim private property for civic projects.  Great local examples are that of the Elevated Artery Project in the 1950s for I-93 which resulted in the separation of the North End and Boston Harbor from the city center, and that of City Hall and City Hall Plaza which resulted in the complete destruction of the West End neighborhood. (Unknown Nov. 20 2006)  
The urban renewal that occurred in this time period lead to the creation of urban sprawl, which is the migration of city residents to the suburbs.  As an attempt to combat urban sprawl new urbanism has become the tool of choice.  New urbanism is a design movement dedicated to reforming all aspects of real estate development and urban planning.  New urbanism neighborhoods are both walkable and designed to contain a diverse range of housing and job types.  The goal of new urbanism is to support regional planning when redeveloping a neighborhood to ensure that there is appropriate architecture, a balanced development of jobs and housing, and open spaces. (Unknown November 29a 2006)  
An aspect of urban redevelopment which is now in ‘fashion’ is that of mixed-use development.  Mixed-use development is the practice of one building or a set of buildings having more than one type of use. (Unknown November 07 2006)  For example, in Boston, the new North Point area in Cambridge will consist of various buildings that will house luxury condominiums, retail space, and office space in order to create a self sustaining neighborhood.  Another smaller example is that of the Mandarin Oriental Hotel and Condominiums which will also have apartments for rent and be connected to shopping via the Prudential Center as well as jobs located in the Prudential Tower.  (Lewendowski 2005)
Transit-oriented development is also being utilized by cities and towns in order to attract people back into the city and to help promote the use of public transportation.  Transit-oriented development is the development or redevelopment of an area designed to maximize access to public transport with a transportation hub surrounded by a high density development. (Unknown October 18 2006)  
Urban renewal in all its forms, tend to lead to gentrification of the area impacted within a few years of completion.  Gentrification is the process in which low-cost blighted areas experience physical refurbishment through urban renewal, which leads to an increase in property values and produces an influx of wealthier residents who typically replace the original residents of the neighborhood.  These neighborhoods often become economic viable neighborhoods that often loose all the original inhabitants meant to be helped by the urban renewal.  These neighborhoods often have reduced crime, an increase in luxury housing, change in culture and character, new retail and restaurants, new cultural centers such as art galleries and museums, and a decline in the proportion of racial minorities. (Unknown November 29 2006)
IMACT OF URBAN RENEWAL ON VARIOUS PARTIES

There are many parties involved in the process of urban renewal and redevelopment.  They are the city government, the private developers, community groups, the current residents as well as new, environmental groups, and the business impacted or interested in the redevelopment of an area.  It is quite difficult to please all these parties as all parties involved have their own wants and needs and own goals from the redevelopment of an area.

The city government tends to usually benefit the most because of various reasons.  Most importantly, the property values increase in any redeveloped area and thus create a larger tax revenue for the city government for various government projects.  Crime tends to be reduced in these areas which in turn leads to a reduced police presence and thus lover cost to the city as less police officers are needed.  The city government also benefits from greater economic activity in the redeveloped area.  New businesses open up which again lead to more taxes being paid to the city government.  New cultural institutions lead to greater tourist interest which in turn again leads to an economic windfall for the city. (Briley 2005, Davila 2004, Findley 2002, Frug 1999, Hoffman 2003, Kelley 2004, Kolson 2002)

The private developers are impacted greatly as with the success of a redeveloped area as they receive a return on their investment.  Private developers are more interested in creating an area that will give them the most for their investment.  If new housing is to be built, they would prefer to build luxury housing because it provides the most return for their investment instead of housing for poor and middle class people.  If developers end up creating a mixed-development area, they will still gear it towards high end shops and restaurants as because they can afford to pay higher rents, thus giving the private developer a higher profit.  (Davila 2004, Findley 2002, Frug 1999, Grille 2006 (a), Kellog 1998, Kolson 2002, Maschal 2002, Pinch 2006)

Ultimately, private developers simply want to make money, and redeveloping an area is an investment for which they expect large returns; just as any investor in the stock market expects their investment to grow as much as possible. (Davila 2004, Findley 2002, Frug 1999, Grille 2006 (a), Kellog 1998, Kolson 2002, Maschal 2002, Pinch 2006)

Community groups tend to represent the residents of these neighborhoods and try to influence the city and developers when an area is up for redevelopment.  Community groups can be anything from neighborhood groups, to larger organizations that represent minorities and immigrants.  The community groups try to defend the rights of the current residents and try to ensure that once an area is redeveloped, the current residents will be able to benefit from it.  Community groups still benefit even if a renewed area is gentrified as the more affluent neighborhood inhabitant can donate more money and time allowing these community groups can those in need even more. (Bowen 2005, bright 2001, Davila 2004, Giovannini 2003, Grille 2006, Grille 2006 (a), Grille 2006 (b), Hoffman 2003, Kelley 2004, Zielenbach 2000)

The current residents of any neighborhood being redeveloped tend to have the most at stake.  The residents, who tend to be minorities and immigrants, welcome the renewal of their neighborhoods as they see this as an opportunity to help themselves.  The residents want their neighborhoods to be renovated, the creation of parks, a reduction in crime, the creation of jobs from the new retail and restaurants that open in the neighborhood, and they want to benefit financially from the increased property values as they can sell their property for a profit.  Residents who rent want their rents to remain affordable after the renovation and renewal are complete.  For example, as Davila (2004) points out, the people of East Harlem in New York City ware trying everything they can to attract investment and they support consumption and entertainment projects, even the increase in property values so that if they sell their homes, they can make a profit.(Bosch et al 2002, Bowen 2005, Bright 2001, Briley 2005, Davila 2004, 2006, Grille 2006 (a), Grille 2006 (b), Hainsworth 2003, Hoffman 2003, Kelley 2004, Kolson 2002, Pinch 2006, Slater 2003, Zielenbach 2000)

The new residents that will move into these redeveloped neighborhoods wish to benefit from all the same things the current residents want to benefit from, but also want the benefit of living closer to their jobs and living in the city.  Most of the new residents tend to be young professionals or higher income families or older professionals who also want to be closer to all of the city’s cultural institutions such as the theater, music halls, and museums.  (Bosch et al 2002, Bowen 2005, Bright 2001, Briley 2005, Davila 2004, 2006, Grille 2006 (a), Grille 2006 (b), Hainsworth 2003, Hoffman 2003, Kelley 2004, Kolson 2002, Pinch 2006, Slater 2003, Zielenbach 2000)

Environmental groups want to ensure that any renewal projects ensure that the environment is taken into account.  They are proponents of transit oriented development because as more people use public transportation, less pollution is released into the air.  The new neighborhood residents that used to live in the suburbs and normally drove to the city for work, are now either walking or taking public transportation to work.  Environmental groups also want to ensure that new parks are built, and that environmentally friendly and efficient products be used in the renovation of existing buildings or new ones. (Unknown October 18 2006)  
For example, here in Boston, the Columbus Center development in the South End, environmental groups and residents pressured the developers to create rain water collection in their buildings to be injected into the ground in order to maintain the ground water level in the Back Bay/South End.  By injecting the collected water back into the ground, it ensures that the wooden pylons that support existing structures are not exposed to air and deteriorate, thus leading to the collapse of these old buildings. (Lewendowski 2005)

The existing businesses and new ones interested in moving into these locations once they are renovated; want to get a financial gain from the more affluent residents that are moving into the area as well as now visiting the area once it is safer.  The businesses also prefer the reduced crime rate and more affluent residents as financial loss from theft and vandalism will decrease, leaving more money in their pockets. (Grille 2006 (b), Kolson 2002, Unknown November 29 2006)
GENTRIFICATION:  WHAT ARE ITS BENEFITS?


Though many now are beginning to see gentrification as a negative, many still see it as a positive consequence of urban renewal.  In fact, many even strive for gentrification when neighborhoods are selected for urban redevelopment.  There are many reasons; reasons that do have a certain allure.  The city and the real estate developers are the ones who benefit the most from gentrification, as well as the new residents who move into a newer, safer, trendier neighborhood. (Findley 2002, Frug 1999, Kettler 2006, Pinch 2006)

The city always is the one to benefit the most of any of the parties involved.  Crime tends to be reduced in these areas and thus solves some of the crime issues that existed before in the revitalized neighborhoods.  The increase in property values leads to an increase in tax revenue which allows the city to invest in other civic projects and move resources to other parts of the city that need them.  (Briley 2005, Davila 2004, Findley 2002, Frug 1999, Hoffman 2003, Kelley 2004, Kolson 2002)

The ‘yuppier’ safer neighborhoods lead to increase business investment, which leads to more financial windfall for the city.  Any economic windfall from this revitalization is great for the city in general.  (Briley 2005, Davila 2004, Findley 2002, Frug 1999, Hoffman 2003, Kelley 2004, Kolson 2002)

Other benefits of gentrification is that more suburban residents are attracted back into the city which leads to more use of public transportation which is great for the environment and traffic.  Urban sprawl is also reduced as more and more people move back into these former dilapidated areas.  (Briley 2005, Davila 2004, Findley 2002, Frug 1999, Hoffman 2003, Kelley 2004, Kolson 2002)

The developer loves gentrification because the return in their investment is greater.  When a developer is able to transform a neighborhood with refurbishment of its structures, more people will be motivated to move into the neighborhood.  This means higher sales of condos and rental of apartments.  Real estate developers invest millions and millions of their dollars into these urban renewal projects and thus want a great return for their investment.  This is why most redeveloped areas consist of luxury housing; these condos sell for more and luxury apartments rent for more.  The developer is more interested in attracting wealthier residents than keeping the poorer ones that currently live in the neighborhood.  (Davila 2004, Findley 2002, Frug 1999, Grille 2006 (a), Kellog 1998, Kolson 2002, Maschal 2002, Pinch 2006)

The existing residents benefit from gentrification because of the reduced crime rate, higher property values, and increased business and job opportunities in their neighborhoods.  Existing residents who own their property can usually sell their property for a cost much higher than what they purchased it for, giving them a great financial windfall.  If they remain, they benefit from the revitalized neighborhood and all that comes with it; enjoying far more than what was there before. (Bosch et al 2002, Bowen 2005, Bright 2001, Briley 2005, Davila 2004, 2006, Grille 2006 (a), Grille 2006 (b), Hainsworth 2003, Hoffman 2003, Kelley 2004, Kolson 2002, Pinch 2006, Slater 2003, Zielenbach 2000)
GENTRIFICATION:  WHAT IS WRONG WITH IT?

The most prevalent and obvious negative affect of gentrification is that of the existing residents who are forced out of their neighborhood as it becomes too expensive for them to afford.  The reason that gentrification comes about from urban renewal is that as the area become revitalized and refurbished; it becomes more attractive and fashionable for the wealthier individuals who live in the suburbs, but would rather be closer to work and the cultural institutions of the city.  (Unknown November 29 2006)
Most often than not, urban renewal is initiated by private developers, and in order for them to get a good return on their investment, they will build luxury homes, condos, and apartments which in turn will raise the property values of all the surrounding land.  As property values increase, the property taxes increase greatly, forcing those original citizens who own their home to sell their properties and move out.  If the original citizens are renting their homes, they are forced out because their landlords increase the rent in order to pay the increased property taxes and/or to adjust to market value as the neighborhood becomes more desirable. (Unknown November 29 2006)

As the original inhabitants move out of the revitalized neighborhoods, the feel, culture, and mood of the neighborhood is altered.  These neighborhoods are often made up of minorities and immigrants, who in turn create own culture and taste.  Examples of this are Chinatown and Latino and African neighborhoods.  Since these people tend to be on the poorer side, as they are forced out, they take the taste and feel of the neighborhood along with them.  As wealthier residents move in, the neighborhood becomes more ‘bland’ and simply blends in with the other gentrified neighborhoods.  It is ironic that these neighborhoods loose their feel as some people, at times, move into the area because of the existing feel of the neighborhoods. (Unknown November 29 2006)

As neighborhoods gentrify and the original inhabitants move out, the neighborhoods become more and more ethnically segregated as wealthy residents who tend to be Caucasian, move in.  Segregation of neighborhoods is very negative as the citizens do not learn to live with people of different ethnicities or cultures.  Briley’s (2005) article shows us how some citizens of a gentrifying neighborhood think it’s good that some Caucasian people are moving into minority neighborhood as it builds trust and reduces fear of minorities, but they do state that as all the minorities move out, this benefit is lost. 

Another example of the negative affects of gentrification is that of how cities will utilize their powers to create zoning laws that will at times promote gentrification. (Frug 1999)  The city governments will at times even try to change the existing zoning laws that prevent some development projects to allow them to go through and allow for gentrification.   Currently, Boston does this often such as stopping height requirements for the Columbus Center Project (Lewendowski 2005), and considering changing the zoning laws near the Theater District in an attempt to allow for renewal of the area (Grille 2006b).  It is bad when the city government begins to change laws in order to allow urban renewal to take charge even though it will lead to gentrification; it’s almost as if the city is just willing to change any zoning laws simply to get rid of the undesirables, and that is simply just wrong.  It is wrong to discriminate on people simply because of their social status, financial situation, or race.  Cities need to provide services for all their citizens and not simply try to make laws so that it helps the affluent.

A negative aspect of gentrification is at times brought about in a neighborhood that itself is not gentrified.  City governments sometimes see other cities or specific neighborhoods enjoy the side effects of gentrification, so they embark on huge ‘Big Plans’ for urban design and redevelopment of dilapidated areas.  Sometimes these plans are failures and lead to a financial loss to city governments, the developers, and even the existing residents.  (Kolson 2002)  An example of this ‘copycat’ phenomena is that of the Bilbao effect.  The Frank Gehry designed museum transformed the city and so other cities pay big money using big name architects to ‘transform’ their cities, but they end up not succeeding, and end up wasting all that money.  It is the ‘success’ of gentrification that leads to this negative effect.
GENTRIFICATION PART DEUX:  IS THERE ANOTHER WAY?

Even though gentrification has its negative qualities that are now starting to be addressed, it still has many benefits.  So the questions that arises is, “Can an area be revitalized and receive the benefits of urban renewal without the negative effects?”  The good qualities of gentrification are the goal of everybody involved when an area is to be revitalized, but the task at hand is to achieve these goals without the eviction of the original inhabitants.  

There are many ideas currently being tried by cities and developers that seem to have some success but not completely.  One major tool used to combat gentrification is that of city laws concerning affordable housing.  Affordable housing is when the costs of housing are no more than 30% of a household’s income.  (Unknown November 21 2006)  Boston requires that a certain percentage of new developments in new areas or redevelopments remain affordable as an attempt to keep middle class and poor citizens from being forced out of their neighborhoods. (Lewendowski 2005) 
 Vancouver, Canada is another great example of affordable housing at work.  In Vancouver, 20% of all new housing units are set aside for affordable housing, and of that, 5% is for less desirable citizens such as homeless citizens of the city. (Olson, 2002)  This is a great way to keep some of the original citizens in the neighborhoods, but only a few.  Yet, even with affordable housing, sometimes it is other citizens that are not from the developing neighborhood that snatch these affordable housing units, meaning that those original inhabitants still end up being forced to move. (Bosch et al 2002)

Other ideas are that the government set zoning laws to ensure that areas do not become overly gentrified.  At other times, cities, states, and the federal government offer subsidized housing loans, housing units, or give tax breaks in an attempt to make these renovated areas affordable to existing residents.  The major problem with subsidizing housing and loans is that this is a great financial burden to the government and cannot be maintained for long, or cannot accommodate enough of the original residents. (Bowen 2005, Bright 2001, Frug 1999, Kellogg 1998, Olson 2002, Pinch 2006)

Community groups are also becoming more involved in the early planning stages of urban renewal projects.  This leads to these groups being able at times to get concessions from the government and developers in order to try to keep neighborhoods in tact.  For example, currently community groups in Chinatown Boston are heavily involved in the redevelopment projects in an attempt to stop the gentrification of Chinatown, which has already begun.  They have had some success as large scale luxury condominium projects on the freed up land from the Big Dig have been scaled back and thus avoiding an influx of wealthier white residents. (Unknown 2005-2006) Though they have had some success, Chinatown Boston can be seen shrinking before our very eyes as gentrification takes hold.

Philadelphia is also a great example of cities that are partnering with community groups in order to allow for urban renewal, while at the same time still allowing the current residents to enjoy the fruits of the redevelopment.  The city lets the civic and community groups help devise civic change and to help maintain these redeveloped neighborhoods prosperous.  (Kelley 2004)

RESEARCH REFLECTION

Urban redevelopment, urban renewal, and urban revitalization most often that not lead to gentrification of the revitalized areas.  For most of the urban renewal and urban revitalization movements, gentrification could almost be considered a goal.  The neighborhood loosing its flavor and culture, and the existing residents being forced out due to the increase of property values and rents, are not really seen as a problem.  
It could bee said that gentrification has been seen as a necessary evil in order to ensure that citizens move back into the cities and stem the problem of urban sprawl.  Creating new neighborhoods, with new retail and restaurants, luxury living units, and new cultural institutions have been seen as a good thing and worth the displacement of the existing residents. 


Recently, the problems with gentrification have begun to be addressed far more often then before.  Though most cities still wish for the benefits given to it by gentrification, they are beginning to realize that it is not the answer to the issues that caused areas to become run down and blighted to begin with.
The minorities and poor citizens do not benefit from urban renewal, and once they are forced out by the high rents and property taxes, they just move to another part of the city.  Cities are beginning to realize that as these areas are renovated and revitalized; those who live there currently must benefit as well or else simply have to deal with the same issues over and over again as they move from neighborhood to neighborhood.  (Bosch et al 2002, Briley 2005, Maschal 2002, Zielenbach)
Developers are beginning to realize that in order to keep receiving city approvals for their projects, they must be conscience of the problem of gentrification and thus begin trying to find ways to make money, but try to avoid gentrification.  Developers are the ones with the least motivation to fight gentrification due to wanting to make the most returns for their investments, but it will also make businesses sense to combat gentrification to stay competitive as cities try more and more to combat gentrification. 
The citizens of the affected neighborhoods and the community groups interested want the benefits that revitalization bring, but without the gentrification.  These groups and citizens need to become far more organized and vocal in the decision process, but also work hard to ensure that their views are taken into account.  They must learn to work with the city and developers and try to make sure that all benefit.  (Grille 2006 (a) (b))
As cities begin to fight urban sprawl and attract citizens back into the dilapidated and run down inner city neighborhoods, they must begin to find ways to avoid gentrification in order to ensure that all citizens benefit and not just the wealthy.  Cities must try to continue to keep these often minority and immigrant neighborhoods intact in order to avoid more and more segregation.  (Bown 2005, Giovannini 2003, Maschal, Pearson 2005, Pinch 2006, Zielenbach 2000)

Gentrification is becoming an issue that most are now realizing is a problem, but there currently seems to be no way to ensure that areas are renovated and revitalized without gentrifying.  All the groups involved have different goals, but all must learn to worth together to fight gentrification. 
WHERE DO I GO FROM HERE?

Using the information from the previous sections, my research will not become geared towards finding new alternatives or improve existing methods of urban renewal and urban development without gentrification.  Just because neighborhood citizens may be poor and/or minorities, doesn’t mean they shouldn’t benefit from revitalization efforts.  Urban areas deserve to be revitalized in order to attract people from the suburbs and control urban sprawl, but not at the cost of certain citizens so that other citizens can benefit.  
I will begin interviews with architects who create master plans for areas being renovated here in Boston as well as interviews with some of the developers and their views on gentrification will be conducted.  More information will be gathered on what methods have been used to try to stem gentrification and how they can be applied here in Boston.  


Once this information is gathered, a neighborhood will be selected in Boston and a plan will be created on how to redevelop and revitalize the area, with the goal of keeping the same residents living in the area once revitalization is complete.   This plan will be comprehensive and will be take into account the neighborhood culture and its inhabitants, financial resources needed and how they would be secured, what groups should be involved and to what extent, and what should be implemented to make this a success.  

It will be treated as if the project is a true proposition being proposed to the city and the developers.  This will help me gain a better understanding of real estate development with a heart as I begin my transition from the construction field into the real estate development field.  
In the near future, I want to become employed at a real estate firm and move my way up the ranks and attempt to influence them to become more conscience of gentrification and make them more social responsible.  Using the research that I will have completed by end of my Synthesis project, I want to bring these ideas with me on interviews and hopefully begin to influence these profit companies to become more aware of gentrification and to try to do something about it.

This project will be a blue print on how I will eventually run my business.  It will be the backbone idea when I begin my real estate development firm in the future; a firm that will avoid gentrification and be considerate of the current residents.  I will attempt to be conscience of trying to retain most of the citizens in the neighborhoods that are renovated while still making a profit.  This will only be achieved when I am able to attain enough capital to begin my own company. 
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