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January T, 1969

NOTE TO MR. HAAR:

The attached in response to your regquest far notes on what
a FNew Communities project might involve. I am not sure that it
says very much but it does cover the things vhich occwr to me as

being most basic and in same way conitrollable.

John A. Bell
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There are set forth balow some suggestions as to qualities or
characteristics that are or may be important t0 a major new commmity
development. No effort bas been made to include in the 1ist things which
are essentially matters of economic trends, geography or good fortune.

The best of skills and plamning, for example, will hardly compensate for
an unfavorable location or have much effect on interest rates in a tight
money market that are impartially high to all borrowers. The focus of the
1ist bas therefore been on matters that are more ameneble to control,
either on a program hasis with respect to new communities generally or
with respect to individual projects.

1. Comnitment. If a new community is to be privately deyeloped,
the developer or sponsor should expect in some way or ancther to make
money~--probably & good deal of money. It is possible, however, for & new
commnity to succeed as a money mking ventwre without succeeding as a
cammunity. For the latter, there is needed a certain concern for the
product--here for cenvenience labe:f_led "oamitnent”. This probably exists
when the, on_inyolyed see themselves, their reputation
12 morale or xggﬁ&ﬁ %F-%%;ubg ated

oject ey need

‘2‘5 foﬁp tha”gxii’s tﬁat @ idea of "public” pur-
poses may sumest; they may be quite skeptical of the usefulness of new
cammmities as a mechaniem for solving, or much affecting, the equal oppor-
tunity problem, the health and physical fitness problem, the automobile
yroblem or the poverty problem. But if the fashion of the times, the
Government as patron, or the public reletions department requires that
attention be paid to such things, their interest should be to make the
best of 1t, not grudgingly, but in a way that will reflect credit on their
skills, fmagination and resourcefulness.
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On analysis, perhaps all of this comes down to little more than a
sense of craftsmenship. As such, it may be the quality of an individual
or oarganization, the difference being that it may be less perishable vhen
ingrained into 8 bureaucracy., But wherever found, it would certainly
seem, 8 basie, if also elusive, quality needed for a successiul new com-

mmity project.
2. Finan « While it would probably be desirable, from the stand

point of the Govermment, that a devulopntuveandhaableandreadyto
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a. Access to the relevant money merkets. The developer, ar

someone associated with the develope: in the pro.}ect 2 gble to make
e

the yrivate lcen es, it should 'ba , Dot only the
lo8h T s that u‘.L'l:I. su;pport the land development work but also jrivate
loon funds needed for bullding within t.he conmmity. Even a developer that

this point; either it will seek to aecm-e one or moare large bullders who

will have the needed access and be able to secure commitments, or it may

have to be able to handle at least a good deal of the financing on its ovm.

A develaper counting on the sale of a lot of finished lots to builders on
)i; "come and take 1" baaia sim;:a.y cernot, afferd.to.get canght in a sitwation

financing difficulties.

b. Grant financing of @acilities. This may be, at least in
particular cases, moare important than a Government guarantee or govermment
insurance in moking a project both feasible and successful, This is so
beecause it not only has en effect canparable to the gwarantee ar insurance

ﬁ reducing costs bub because it also has a very considmhleand | readily
ng ne wh 0" hdertaring BSB v A to thﬂ
Wﬁenfs and perhiaps more aﬁ‘gractive to some of those who may
attragted (such as iL usffiai ‘and major commercial firms). Added
this, of ¢ course, is the leverage resulting to the Govermment as grantor,
()/ to the extent a pro.ject'a "public" purposes involve mare in the way of
costs, time end trouble than are readily offset by the favorable (and per-
haps speculative) effect of the guarantee. This is not to say that 100
percent financing of all public facilities is necessary. But something
appreéecisbly above vhat is ordinarily availadble or likely to be available
would seam ¢rucial,

3. Real estate and bullding ar comtrucum 8kills. This includes
the ability to negotiate 1a.nd acquis n an informed and admntaaeous
basie, capacity ¥ iy wha mrries attractiveness
ability, and the skjllsneadedt.o engineer and menage a fairly hr;eand
complex "comstruction™ wndertaking (vhether or not the developer is also
& bullder; if he is both, of course, the burden and significance of this
last becomes considerably greater). Probably, none of these would require
very much discussion, except for the possible confusion that may result
from repeated statemenits that a new cammumnity i1s more than a large sub-
diviaion. For the ekills cited are specifically those that are perhaps
most likely to be characteristic of the builder producing large sub-
divisions~--wvho acquires land shead, who plans 20 as to “"offset" the locational
advantages of small builders dealing in closer in, small tracts, and vho
practices such advantages as are to be gained in the constructiom industry
from advanced engineering and management techniques. An crgepnization
developing a nev commmnity needs these skills, It may have to be more than
a2 "mere” builder; dut it had better be a builder and more, not Just scme-
thing different.




b, "Political® skills., "Political” here is used to conncte a higher
and perhaps somewvhat special negotisting and bargnining skill, a skill
which includes the capacity ‘o cperate successfully in the public arepa
as well as behind c ed doors, For a nev coammmnity ProJject which will be

nar “short time--say fowr ar five years--the need for

thiakindormlantm.yndbbaverymuchgreﬂterthanintbecasenfn
large subdivision. In both cases, there are golng t0 be aimilar problems
to be vorked out with locel authorities concerning plans and plarming,
schools, utilities, taxes or assessments and the like; the fact that a
rroject might also include substantial cumercial and industriel components
in this respect mey make the golng easicr. The real difference--and per-
haps a pretty important difference--arises when the project period is °
extended, and the develqper is in effect required to ride out not only the

- arrgogescents hut of their E:K&Clltiw_jw‘men h&mm
a vay to accamdate his interests m
- YEETISHYY VIthIN the cmm 3 when ié“

m:iginally .I’Lnd al.‘!. oi' 't.his he must do from a pover base which is likely
%0 becogme increasi ngly insecure za time goes ony he is apt to look mich
bigger and pmore indispensible in the beginning than ten years later, as-
suming that the project develops on the scale contemplated.




