PRIVATE 


HISTORY AND BACKGROUND

The Court requested the Special Master to  conduct an equaliza​tion survey of housing, housing-related conditions, and neighbor​hood conditions in and around every DHA project, every neighbor​hood in which any person receives rental assistance through DHA, and every neighborhood in Dallas County in which a HUD-assisted project is located. The Court specified that this report should analyze and compare the rele​vant neigh​borhoods by the following factors:

(a) social, recreational, retail and health facilities and services,

(b) the availability of child day care facilities and servic​es,

(c) the availability of public transportation, both existing and planned,

(d) the proximity of neighborhood public schools, the racial composition of those schools, and student a​chievement evaluations at those schools,

(e) the availability of public and private recreational facili​ties and programs for children and adults,

(f) the existence of adverse natural or artificial environ​mental conditions,

(g) the existence of any condition detrimental to family life,

(h) the existence of substandard housing or other struc​tures,

(i) the availability of employment opportunities,

(j) the availability of public library facilities and programs

(k) current and past levels of residential and commer​cial lending and any conditions which are perceived as limiting the area's eligibility or desirability for financing,

(l) zoning and zoning violations,

(m) per capita crime rate,

(n) availability of public and private job training pro​grams,

(o) the quality of housing facilities and the existence and quality of housing-related facilities and neighbor​hood amenities, and

(p) other conditions relevant to the quality of housing and family life.


In an effort to satisfy the Court's request, this report is composed of two major components: one subjec​tive and one objec​tive. The Special Master's Survey -- an infor​mal poll that measured public perception in selected neigh​borhoods -- is the subjective component. Lending credibility to the Special Master's Survey is a collec​tion of objective statistics and data gathered from various govern​mental agen​cies.



The neighbor​hoods around DHA pro​jects were evaluated on the same basis as were the neigh​bor​hoods in which any person receives rental assis​tance through DHA and the neigh​borhoods in which HUD-assisted projects are located.

General Observations

The most obvious disparity between neighborhoods with predominantly black family public housing developments and neighbor​hoods with predominantly white scattered sites is densi​ty. The latter strate​gy integrates a limited number of HUD assisted housing into otherwise nonassisted housing; the former creates high density HUD assisted housing. The concentration of large numbers of residents requiring housing assistance generates a set of unsafe, unhealthy, unpleasant circum​stances not general​ly found in less impacted areas where smaller numbers of resi​dents requiring assistance are found.


In addition, residents of areas with fewer assisted units appear to enjoy a more normalized quality of life due at least in part to this integration into non-development neighborhoods.


Based on the history of economic and retail development in neighborhoods, it is apparent that retailers and developers do not rush to provide shopping opportunities or amenities in heavily impacted areas. As confirmed by the Special Master's Survey responses, retail shopping and grocery stores are virtual​ly nonexistent in many of the impacted areas. By comparison, the scattered site retail shopping/grocery store availability is "acceptable" to "excellent" in almost every case.


The market approach for retailers depends on the customer base and income levels of potential customers. If that base is not viable, it is simply not feasible to expect commercial business ventures in a particular neighborhood. Therein lies one of the basic problems in equalizing neighborhood amenities in the target areas as compared to amenities in the scattered site areas. It is more likely that the critical mass of potential consumers with enough expendable income to support neighborhood business more often will be found in the scattered site areas rather than in the high density public housing area. The reality of this disparity will require commitment and creativity if a level of equalization is expected to occur.


It should be noted that the target neighborhoods included in the Special Master's Survey are all within the City of Dallas while the scattered sites are in the City of Dallas and other Dallas County municipalities. The Special Master made no attempt to present a comparison among the various municipali​ties or their abilities to provide services. The subject of his assessment was specifically the assisted housing sites and the viability of the neighborhoods that surround them.


It also must be noted that the elements of "viability" are sometimes dependent on the private sector (retail shopping, enter​tainment, etc.) rather than the public sector. This very impor​tant factor points out the absolute need for public/private cooperation, economic incentives and collaborative planning if equalization is to take place.


Clearly, some of the components for equalization are not under the control of any public housing authority, any munici​pality or HUD. Other entities, such as school districts, social service agencies, environmental agencies and business communiti​es, are responsible for many of these elements that make a neighborhood viable. Any plan addressing this viability must include the entire range of players if it is to be successful.


However, there are many desperately-needed improvements that can be helped by parties to this case.


The indicators of social, economic, health, security, education, and other neighborhood conditions show an appall​ing inequality between the neighborhood condi​tions for the predomi​nantly black DHA projects in the minority and low-income concen​trated areas and the neighbor​hoods for the scattered site public housing projects, the predom​inantly white elderly public housing, the predominantly white census tracts in which there is some Section 8, the HUD assisted projects in predominantly white areas, and even the majority of black house​holds on Section 8 [plaintiffs' 9/27/94 exhibits ## 62 - 66, 68 -80; plaintiffs' 9/14/90 exhibit # 85].


As this report will show, lack access to retail shopping is the least of the poor predominantly black neighborhoods' prob​lems. These poor, predominantly black neighborhoods get substan​tially less than their share of outside investment, but more than their share of house​holds below the poverty line. These neighbor​hoods -- where most of DHA's family public housing projects are located -- are plagued by astronomical crime rates, envi​ronmental hazards, health problems, inferior schools, a lack of health care facilities, and many, many other problems.   

Legal Perspective 



In order to put this report into perspective, the Special Master reviewed each study previously concerned with West Dallas housing, along with the court's opinions in the Walker case, the Housing Acts of 1937 and 1949, and other related laws. It is apparent that although the family public housing projects ot​her than Lakewest have not been the subject of such studies prior to this report, their situations are strikingly similar to those of Lakewest.


The West Dallas studies have shown that "simply rehabilitat​ing the projects will not solve all the problems...the revital​ization strategy must attempt to reverse [the perceptions] through provision of not only decent housing but also retail centers, security and jobs."
 There is no doubt that this state​ment applies to the other family public housing sites.


As a result of this 1983 study quoted above, DHA prepared a "Master Plan" for the rehabilitation of the West Dallas project and the revitalization of the surrounding community. At that point, funding proved impossible. However, a very important concept emerged from DHA's efforts to revitalize the neighborhood of West Dallas: HUD required a workable plan that would "restore both the Project and the surrounding community to 'viability'."
 Under this HUD "viabili​ty" require​ment, DHA would have to show that both DHA and the City of Dallas would improve the community by addressing the crime problems, the physical deterioration of the neighborhood, and the concentration of federally-assisted housing in the area.
 This is still a requirement by HUD, not only for West Dallas but also for other neighborhoods.


Every study concerning West Dallas, including the Sextant Study commissioned by HUD, continues the theme of "restoring both the Project and the surrounding community to 'viability'." The neighborhoods surrounding other DHA projects are no different except that presently there are no offers by HUD to allocate dollars into those neighborhoods as is being offered in West Dallas. The same needs exist in those other neighborhoods.


Perhaps some of these needs can be satisfied by the use of community reinvestment funds along with code enforcement and infill replacement housing. Also, the private development sector could be of assistance along with the creation of redevelopment corporations for each neighborhood surrounding DHA developments.


The courts ordering or approving remedies in publicly assisted housing desegregation cases have used the development of publicly assisted units in white areas, mobility programs for Section 8, race conscious tenant selection and assignment meth​ods, the use of all HUD assisted housing projects in white areas as a housing choice for segregated public housing resi​dents, and the conditioning of federal grants upon satisfac​tory compliance with the anti-discrimination measures.  Gautreaux v. Landrieu, 523 F.Supp. 665, 675 (N.D. Ill. 1981) affirmed 690 F.2d 616 (7th Cir. 1982); NAACP v. Kemp, 817 F.2d 149, 160-161 (1st Cir. 1987), remedy order on remand 721 F.Supp 361, 366 - 374 (D. Mass. 1989)(extensive remedy even though Title VIII only basis for liability); Young v. Pierce, 685 F.Supp. 975, 979 (E.D. Tex. 1988); U.S. v. Yonkers Board of Education, 837 F.2d 1181, 1235 - 1236 (2d Cir. 1987), cert. denied 486 U.S. 1055 (1986); Jaimes v. Toledo MHA, 833 F.2d 1203, 1207 - 1208 (6th Cir. 1987); NAACP v. Commerce Housing Authority, CA 3-88-0154-R (N.D. Tex.), July 5, 1994 Order Granting Plaintiffs' Motion for Interim Order on CIAP Improvements and TSAP, (requiring improvements, including air conditioning at family projects, mobility counseling, race conscious tenant selection and assignment as partial remedy in public housing desegregation case). 


For example, the 1988 and 1990 remedy orders in Young v. Pierce require the widest range of reasonable methods to eradi​cate the vestiges of racial segregation by HUD and public housing authori​ties found in any single case.  The 1988 Interim Injunc​tion requires:


listnum "WP List 2" \l 4  race conscious tenant selection and assign​ment proce​dures including voluntary transfers among programs and involun​tary transfers to correct over-housed and underhoused situations,


listnum "WP List 2" \l 4  gathering and reporting racial occupancy data,


listnum "WP List 2" \l 4  use of the other HUD assisted, non-pha, projects in white areas as desegregative housing opportunities for public housing class members,


listnum "WP List 2" \l 4  notice to class members of all available desegregative housing opportunities,


listnum "WP List 2" \l 4  HUD personnel to give assistance to class members seeking desegregative housing opportunities,


listnum "WP List 2" \l 4  specific deadlines and other procedures for HUD's Title VI enforcement process,


listnum "WP List 2" \l 4  HUD to give funding priority to proposals to remedy disparities in physical conditions between racially identifiable white and black projects,


listnum "WP List 2" \l 4  consideration of the need for desegregative housing opportunities in HUD's Section 8 certificate and voucher program administration, and


listnum "WP List 2" \l 4  reporting and monitoring procedures.  Young v. Pierce, 628 F.Supp. 986 (E.D. Tex. 1988).


The September 10, 1990 Order for Further Relief in Young required HUD to submit desegregation plans for each housing authority.  Each plan had to include:


listnum "WP List 2" \l 4  a reasonable time schedule for achieving unitary status,


listnum "WP List 2" \l 4  the information necessary to review the adequacy of the proposed plan,


listnum "WP List 2" \l 4  an analysis of previous desegregation measures attempted and the factors which inhibited or obstructed complete desegrega​tion,


listnum "WP List 2" \l 4  a plan for funding and implementation of actions de​signed to equalize conditions in the predominantly black units, projects, and neighborhoods to the same conditions in which the majori​ty of white tenants receiving HUD assistance reside,


listnum "WP List 2" \l 4  use of the magnet project concept to promote stable desegregation of the predominantly black projects,


listnum "WP List 2" \l 4  conversion of small units in white neighborhoods to larger units,


listnum "WP List 2" \l 4  use of HUD's funding and authority to obtain the elimi​nation of municipal services disparities affecting public housing sites and neighborhoods,


listnum "WP List 2" \l 4  race conscious tenant selection and assignment methods, including merging different program waiting lists, with the provision of alternative housing opportunities to any person skipped over for desegregation purposes,


listnum "WP List 2" \l 4  the allocation of such additional housing assistance as is necessary to provide class members with housing opportunities in white neighborhoods comparable in number to the housing opportunities in black neighborhoods,


listnum "WP List 2" \l 4  alternative housing provisions where racial hostility inhibits class member use of the HUD assisted housing,


listnum "WP List 2" \l 4  use of a housing mobility program and Section 8 certifi​cates and vouchers to provide class members with a desegregative housing opportunity,


listnum "WP List 2" \l 4  effective monitoring and enforcement,


listnum "WP List 2" \l 4  funding for a non-profit fair housing organization, and

 
listnum "WP List 2" \l 4  a specific list of facts upon which any assertion of unitary status must be based [Young v. Pierce, P-80-8-CA (E.D. Tex. 1990)(Order for Further Relief) [plaintiffs' 4/8/94 exhibit # 6].


HUD itself has proposed many of these same measures as part of its remedy proposal in the Allegheny County, Pa. public housing desegregation case [plaintiffs' 9/27/94 exhibit # 4].
  HUD has also commissioned or issued other studies and reports setting out reasonable methods for public housing desegregation [plaintiffs' 12/12/88 exhibit # 30, IBS study on public housing desegre​gation; plaintiffs' 9/27/94 exhibit # 5, Affirmative Civil Rights Compliance Actions for Public Housing Authorities].


These rulings, along with suggestions made by the Walker opinions, the consent decree of 1990, and each study of West Dallas have their genesis in the Housing Acts of 1937 and 1949. Some of these policies or goals are:

1.
"...to assist the several states and their politi​cal subdi​visions, to remedy the unsafe and unsanitary housing conditions for families of lower income..."

2.
"the realization as soon as feasible of the goal of a decent home and a suitable living environment for every American fami​ly..."

3.
"...states and cities are increasingly aware of the social costs of slums, of the threat to municipal solvency arising from the spread of slums, and from the increasing spread of new building to the outskirts of cities, and of the heavy municipal outlays for city services in slum areas which greatly exceed the tax revenues derived from those areas..."


These policies and goals enumerated first in 1937 and again in 1949 have been restated in other words by the subsequent studies of West Dallas and in the Court's Walker opinions.


The consistent theme of every research document reviewed is that housing rehabilitation alone is not the solution to the problems of public housing and in the neighborhoods surrounding the public housing developments. The decrees set forth a number of measures to promote economic and community development -- as do the Housing Acts, all of the studies and the Court's opinions in Walker. They each recognize the need for neighborhood improve​ments including job training, child care, housing rehabilitation, housing loans and the like. Therefore this report serves to pinpoint indications of specific areas of inequality in the target and scattered site neighborhoods. The resulting Equaliza​tion Plan to be developed by the parties has an objective of assuring that conditions in and around the DHA developments which are predominantly African-American are not inferior to the conditions in other neighborhoods in our community.

Variables

There are a number of variables that affect the viability of a neighborhood, whether it be a public housing development neighborhood or a neighborhood where scattered site HUD assisted housing is found. These variables are inextricably interrelated. In fact, there is a definite causal relationship among these components. As a result, the viability or quality of life of a neighborhood is, to some extent, of a fluid nature from time to time. There are, of course, certain permanent elements of the neighborhood, such as the physical structural elements of the housing. But even the physical condition is tied to the changing economy and the resulting ability of the owner (whether the owner is a public or private entity) to maintain the physical condition of the housing stock.


When the economy is thriving, the scenario for neighborhoods may be different from the scenario when the economy is in de​cline. It is likely that poor, minority neighborhoods -- the kind of neighborhoods where DHA and HUD have long tended to place high density family public housing developments -- are the first to suffer in economic downturns.


Regardless of short term, good faith efforts to equalize these neighborhoods, there will be a continuing ebb and flow of available resources and public/private ability/willingness to maintain that equalization over time. Consequently, the Court's capacity to use this total Equalization Survey as the basis for establishing long-term, far-reaching equalization measures repre​sents the best chance these poor neighborhoods have for any real steps forward toward the kind of safe, sanitary, humane living conditions enjoyed by residents of white neighbor​hoods.


The critical variables for both high density public housing neighborhoods and predominantly white neighborhoods include the following:


* economy (local, state, federal)


* employment opportunities


* municipal budgets/priorities


* crime rates


* law enforcement resources/priorities


* housing market


* disposable income of residents


Because of these variables, it is imperative that a long term plan based on public/private cooperation be put in place to bring about a semblance of equalization of the viability of the respective neighborhoods.


In addition, the "floating" nature of the availability of scattered sites for HUD assisted housing is problematic when dealing with the concept of high density public housing neighbor​hoods as compared to the lower density scatter site neighbor​hoods. It is an economic reality that when the rental housing market is down, the receptivity of landlords to Section 8 tenants is up. When the housing market is good and units are filled, scattered site availability is greatly reduced. Unfortunately, the concept of "fair share" in the distribution of assisted housing is not yet a reality. However, there is a geographical selection generally available for scattered site assisted housing across the County. 


A factor that must be taken into consideration in the area of assisted housing is that of choice by the resi​dents. Even avail​ability, viability of the neighborhood or the quality of life may not offset the desire or choice of an indi​vidual to reside in a certain geographical location. Subjective factors such as history, family ties or familiarity with a certain neighborhood may overrule other considerations. Following this idea to the next level, it is conceivable that even an equaliza​tion of objective factors in an area may not completely "equal​ize" its appeal to potential residents.


However, the issue of residents' choice is vulnerable to being exaggerated into a handy excuse for patrons of the school of thought that implies poor Afro-Americans live in slums simply because they choose not to leave their neighbors, their churches or their favorite restaurants. The Special Master's Survey reveals a high level of dissatisfaction among residents of poor predominantly black neighborhoods, suggesting that these resi​dents are no more enamored of slum conditions than anyone else would be. 


Furthermore, the actual range choices present​ed to class members in this matter has been severely limited by the Dallas Housing Author​ity's polic​y
 of focusing solely on the Section 8 non-impacted stan​dard, causing class members to be subjected to racially segregated slums [plaintiff​s' exhibits ## 62 - 66, 68 - 80, 70 - 73, 76, 78].


DHA has objected to any requirement that a mobility program for its Section 8 participants concentrate on finding available units in predominantly white areas and encour​aging class members to move to those areas on the grounds that this is illegal racial steering [testimony of Brenda Campbell 4/8/94 hearing transcript page 42].  DHA ex​pressed concern about the racial steering effect of a program for locat​ing available housing in predominantly white areas, provid​ing information about that housing and the neighbor​hood services and facilities to African-American families and encourag​ing African-American families to consider using such housing.  This concern, even if legitimate, is misplaced.  The essence of illegal racial steering is the making of housing unavailable to persons because of race.  Illegal racial steering is the use of race to segregate housing on the basis of race.  South-Suburban Housing Center v. Board of Realtors, 935 F.2d 868, 882 - 884 (7th Cir. 1991) cert. denied ___ U.S. ___ (199_).  


For example, DHA has consistently failed to inform black Section 8 partic​ipants of available housing in predominant​ly white areas.  On a consistent basis over the years since 1987, DHA has failed to include on the listing of non-impacted vacan​cies given to Section 8 participants, the names, addresses, and other information for landlords in predominantly white, non-impacted areas who are in fact participating in the Section 8 program [plaintiffs' 1/13/92 exhibits ## 20B, 20C, 20D, 20E (misleading and omitted information furnished in 1990 and 1991; plaintiffs' 9/27/94 exhibits ## 59 - 61 (non-impacted, predomi​nantly white area landlords omitted from June, 1994 non-Impacted Vacancy Listing].  Walker v. HUD, 734 F.Supp. 1231, 1237 (N.D. Tex. 1989) (DHA unable to provide such a list of non-impacted vacancies just weeks before the March 25, 1988 hear​ing).  DHA's failure to provide the informa​tion about housing in the predomi​nantly white areas to its Section 8 families, thus making that housing unavail​able to them, certain​ly has a steering effect that perpetuates segrega​tion [plaintiffs' 9/27/94 exhibits ## 59 - 61].  Village of Bellwood v. Dwivedi, 895 F.2d 1521 (7th Cir. 1990).


The creation and operation of a housing mobility program for the explicit purpose of locating housing in white areas, inform​ing black families about that housing and the relative condition of the housing, neighborhoods, facilities and services, and encourag​ing them to consider moving there, does not make any housing unavail​able to those families.  An effective mobility program does not require any family to move to any specific location based on race.  The Section 8 families should be given informa​tion about available housing wherever it exists.  The record indicates that it is still housing in white areas that is scarce and that extra efforts are required to make that housing actually available to black Section 8 and public housing fami​lies.  This report will show that the conditions in the predom​inantly white areas of the county are much better than those in the areas where most of the black Section 8 participants live [plaintiffs' 9/27/94 exhibit # 78].  


Using the percent white of an area as a proxy for finding better conditions in which to raise and educate a family works in our community.  This is not a reflection of the quality of the people in the racially concentrated areas.  It is a reflection of the fact for many decades, Dallas has been run on racially separate, racially unequal political, social, and economic patterns.  Williams v. City of Dallas, 734 F.Supp. 1317, 1401 - 1408 (N.D. Tex. 1990). 


The goal, of course, is to "equalize" basic factors of viability in order to provide comparable neighborhood amenities regardless of geographical location or the ability of people to be selective regarding where they reside.


SPECIAL MASTER'S SURVEY

The Special Master conducted a survey of selected neighbor​hoods with assisted housing units in order to assess the general perception of the quality of life, services and amenities as identified in the Consent Decree. The resulting comparison offers a window into neighborhood improvements needed to achieve the "equaliza​tion" of services and amenities as identified in the Decree.

Methodology

The survey process involved a range of components. They include:


* written survey instruments


* personal interviews


* on-site visits/observations


* group meetings.


In order to document both the perceptions and the realities of the conditions of the identified neighborhoods, a basic survey instrument was developed. The format allowed for a quantitative rating of topics as well as for qualitative expository com​ments
. The survey instrument and cover letter were produced in English and Spanish and are included as a part of this docu​ment.


These printed questionnaires formulated by the Special Master were answered by residents of the areas and by agency profes​sion​als familiar with the needs and services of the various neighbor​hoods

. In addition, the Special Master conducted an informal personal survey of some areas through discussions with residents and profes​sionals familiar with these areas. The City of Dallas cooperated with the Special Master in some parts of this report; other municipal​ities also contributed data and information.


Although it was not required or mandated, the Special Master elected to involve a number of sources in the assessment of the neighborhoods in question rather than to arbitrarily rate them in a vacuum. In order to validate findings -- and to provide checks and balances -- responses were solicited from the following groups:


* neighborhood residents


* agencies/professionals providing services to the neighbor​hoods


* municipal/county officials/staff.


The combined re​sponses of residents, agency profession​als and munici​pal or county staff provide a casual, subjective, but valuable insight into the neighborhoods under study and into commonly held percep​tions of these various areas.

Distribution

The Special Master's Surveys were directed to the following agencies, residents and other selected parties:

* Officers of DHA Resident Councils

* Random sample of other residents in target neighbor​hoods and scatter site locations

* Agencies and institutions providing services to target neighborhoods and scattered site neighborhoods


* City Council/City of Dallas


* Dallas County Commissioners/Staff


* Municipal officials in scattered site locales


* Local, State, Federal agencies as required


* School leaders and advisory committees


* Other interested groups/neighborhood development groups.

Self addressed stamped envelopes were provided to facilitate returns.

Purpose


The purpose of the Special Master's Survey as a c​omponent of the total Equalization Survey is to provide informa​tion to be taken into consideration by the Special Master in addition to his own independent survey and analysis. Responses from each of the respective groups surveyed were, naturally, subjective to a point. Furthermore, the responses of residents, agency profes​sionals and municipal/county staff surely carried the imprint of their own perceptions and/or biases (these varying views and biases were weighed and weighted by the Special Master for inclusion in this report
). However, the assessment of neigh​bor​hood amenities and services by those closest to the neighbor​hood is an interesting piece of information to be added to the total Equalization Survey.

 
The Special Master augmented the information described above with independent data from a variety of recognized sources in an effort to ensure a realistic assessment. Additional sources for data included, but were not limited to, the following entities:


* Environmental Protection Agency


* Dallas Area Rapid Transit


* Dallas Police Department


* Dallas Fire Department


* Dallas Independent School District


* Texas Water Commission


* Texas Air Control Board


* Dallas Housing Authority


* U.S. Housing and Urban Development


* City of Dallas Departments



Parks and Recreation



Code Enforcement



Housing and Neighborhood Services



Health and Human Services



City Manager's Office


* North Central Texas Council of Governments


* Community Reinvestment Officers/Financial Community


* Special Master's Independent Survey/Analysis


* Community Reinvestment Corporations


* Community based organizations


* Public/Private Housing Resources


* Other independent sources

Intent of the Special Master's Survey

The survey of residents was not intended to be a true statistical base of information but rather an indicator of percep​tion and subjective evaluation of the resi​dents' living environ​ment. The information from residents was considered in addition to information gathered from a range of agency and/or municipal staff professionals who deliver services to the target neighborhoods and scattered sites. This combination of subjective assessment by residents and others provides a somewhat balanced opinion in regard to each neighborhood. That said, it was partic​ularly gratifying to the Special Master and important to note that there was relatively little contradiction of facts regarding the quality of life and/or viability of the selected neighbor​hoods. 

Analysis of Survey Responses

As noted above, survey instruments were distributed on a random rotation to residents within both the target areas and the scattered site locations. The responses were charted as a graphic display of the attitudes and perceptions of the people who are actually residents of each site as to the quality of life in their respective neighborhoods.


The Special Master's Survey was conducted only in the following areas
:



Public housing neighborhoods



Audelia Manor



Brackins Village



Little Mexico



Rhoads Terrace / Turner Courts



Roseland Homes



West Dallas



Scattered sites



Dallas census tracts 



82 (78% non-Hispanic white; 6% non-Hispanic black)



129 (95% non-Hispanic white; 1% non-Hispanic black)



(predominantly white)


Dallas census tracts 



44 (84% non-Hispanic white; 4% non-Hispanic black) and 

69 (31% non-Hispanic white; 26% non-Hispanic black)



(predominantly white)



Dallas census tract 



127 (76% non-Hispanic white; 4% non-Hispanic black) 


(predominantly white)

Carrollton census tracts 



137.07 (63% non-Hispanic white; 4% non-Hispanic black), 

137.​08 (80% non-Hispanic white; 6% non-His​panic black), 

137.09 (85% non-Hispanic white; 6% non-Hispanic black)



(predominantly white)



Garland census tract 



181.13 (79% non-Hispanic white; 11% non-Hispanic black)



(predominantly white)



Irving census tracts 



147 (58% non-Hispanic white; 6% non-Hispanic black), 



149 (52% non-Hispanic white; 5% non-Hispanic black), 



150 (64% non-Hispanic white; 5% non-Hispanic black), 



151 (72% non-Hispanic white; 4% non-Hispanic black), 



152.02 (73% non-Hispanic white; 5% non-Hispanic black),



153.02 (82% non-Hispanic white; 3% non-Hispanic black)



(predominantly white)



Lancaster census tract 



167.02 (48% non-Hispanic white; 40% non-Hispanic black)



Mesquite census tracts 



177.01 (84% non-Hispanic white; 5% non-Hispanic black) 



177.02 (83% non-Hispanic white; 8% non-Hispanic black)



(predominantly white)



Richardson census tracts 



190.10 (78% non-Hispanic white; 7% non-Hispanic black),



191 (85% non-Hispanic white; 6 non-Hispanic black),




192.04 (68% non-Hispanic white; 15% non-Hispanic black)



192.08 (41% non-Hispanic white; 15% non-Hispanic black)



192.09 (28% non-Hispanic white; 22% non-Hispanic black)



(predominantly white)


The graph uses key colors to show rankings. For example:


1) If a site generated a substantial number of red (minimal) or black (unacceptable) horizontal bars on its chart, the reader can tell at a glance there are serious challenges to be addressed in regard to the quality of life in that particular neighborhood.


2) If a site generates a substantial number of blue (excel​lent) and/or green (above average) horizontal bars, the reader can tell at a glance that the residents of that site feel very positively about the quality of life in their neighborhood.


3) If a site generates a substantial number of gold (accept​able) horizontal bars, the reader should assume that the quality of life in the neighborhood is meeting the needs of the residents at an acceptable level at present. However, the reader should look carefully at the entire array of responses to determine whether the "acceptable" ranking indicates a situation that is improving with some blue (excellent) and green (above average) marks, or a neighborhood that is barely "acceptable" with a number of red (minimal) and black (unacceptable) horizontal bars.


4) If there is obvious agreement among the responses within each category, it will be apparent by the horizontal bars in the 40% and above range. Whether the ranking is positive or negative regarding the subject, the response indicates agreement thereby adding credibility and validity to the assessment.


5) If there is obvious disagreement within the responses to a category, it will be apparent by a) the variety of color coded bars and b) the fact that responses will be so divided that the bars will generally fall below the 20% - 30% range. The lack of unanimity in these cases may be the result of very specific individual experiences as well as personal differences in stan​dards. For example, a situation that may be unacceptable to a single mother with three small children may be acceptable to a senior resident with no children, or vice-versa.


6) The charts graphically depict specific areas of need in a neighborhood. Even in neighborhoods where the general quality of life is acceptable or higher, there may be pockets of need that require attention in order to improve the overall quality of life. The charts will depict what the specific area of need may be as identified by the residents.


7) For the purposes of the narrative portion of this report, the responses were categorized as indicating either satisfaction (arrived at by adding together the percentages of "excellent," "above average" and "acceptable" responses) or dissatisfaction (arrived at by adding together the percentages of "minimal" and "unacceptable" responses).


(a)


The Court requested a comparison of "social, recreational, retail and health facilities and services" in neigh​bor​hoods with assisted housing.
 The Special Master's Survey answers part of this request.


Social


Two questions in the Special Master's Survey address the issue of social activities: churches and entertainment.



In almost every area surveyed by the Special Master, 60% to 100% of the respondents were satisfied with the availability and services of area churches. Irving respondents were almost evenly divided on this topic. Respondents in Dallas census tracts 28 and 129 and in Carrollton, Garland, and Mesquite expressed 100 percent satisfaction with area churches.


In Dallas census tract 127 (where only 36 black Section 8 vouchers were in use in February 1994) and in every suburban area except Irving, satisfaction with the avail​ability of entertain​ment ranged from 75 to 100 percent. In Irving, 44 percent of the respondents reported dissatisfaction with area entertainment opportunities.


By contrast, satisfaction with entertainment opportunities ranked much lower in other Dallas census tracts and in neighbor​hoods around DHA housing developments: 57 percent satisfaction in the Little Mexico neighborhood; 44 percent satisfaction in the Audelia Manor neighborhood; 40 percent satisfaction in the Rhoads/Turner neighborhood; 25 percent satisfaction in census tracts 82 and 129; 13 percent satisfaction in the area bounded by census tracts 44 and 69; 11 percent satisfaction in the Roseland neighborhood; and less than 10 percent satisfaction in the neighborhoods around the Lakewest and Brackins Village housing developments. 


Recreational

The importance of parks and recreational opportunities cannot be overstated. Often, it is the park or recre​ation/community center that is a hub for a neighborhood. The park system contributes directly to the quality of life in the area.

It appears that none of the neighborhoods surveyed by the Special Master fall into areas that are not within a neighborhood park service radius (.75 mile) or a community park service radius (1.5 miles) as defined by the City of Dallas. The target areas and scattered site neighborhoods all appear to have access to parks and recreation facilities. Maps provided to the Special Master by the City of Dallas' City Services Analysis
 ​show that every area surveyed is located within a mile and a half [as the crow flies] of some sort of park.


 The Special Master included one question regarding "PARKS & REC." on his survey. Ratings by respondents varied from almost 90 percent "unac​cept​able" in DHA's Roseland neighborhood to 100 percent "excel​lent" in Garland and Richardson. Residents of DHA's Brackins Village neighborhood expressed an 81 percent dissatis​faction rate; the Lakewest neighborhood expressed a 74 percent dissatis​faction rate. In census tract 127, the dissatisfaction rate was 60 percent; in the area containing tracts 44 and 69, the respon​dents were evenly divided on their assessment of local parks. The residents of Audelia Manor also expressed significant (47 per​cent) dissatisfaction with their neighborhood parks.


T​here is no doubt that attitudes toward staffing patterns and program​ming played a major part in the ratings of this element of neighbor​hood life. However, no attempt was made to evalu​ate program areas specifi​cally in this report. Rather, the concept of accessibility was the main issue considered.


DHA has agreed to construct youth sports buildings, includ​ing facilities for basketball, boxing, strength training and similar athletic and recreational activities and programs, at Little Mexico Village, Cedar Springs Place, Roseland Homes and Barbara Jordan Square, and to provide equipment and staff to supervise youth athletic programs at those facilities, subject to the availability of special funding provided by HUD specifically for that purpose.

Retail

The Special Master's Survey included a request for respon​dents to rank "SHOPPING/RETAIL" in their neighborhoods. Signifi​cant dissatisfaction with the avail​ability of retail services was found in every DHA development neighborhood sur​veyed, ranging from 49 percent dissatisfaction among Audelia Manor residents to an average of 90 percent dissat​isfaction among residents of Lakewest, Roseland, Brackins Vil​lage, and Rhoads/​Turner housing developments. 


Respondents in Lancaster were evenly divided, and 22 percent of respondents in Irving expressed dissatisfaction with retail availability. In all other suburbs surveyed, however, respondents were 100 percent satisfied with their access to retail facili​ties.


DHA has agreed to construct facilities and provide manage​ment assistance for resident-operated cooperative retail conve​nience and grocery stores at Turner Courts, Frazier Courts and Rhoads Terrace housing developments, subject to availability of special funding provided by HUD specifically for that purpose.

Health

The Special Master's Survey included a space for respondents to rank "MEDICAL" facilities available in their respective neighborhoods. Suburban areas surveyed by the Special Master reported a 75 to 100 percent satisfaction rate. Scattered site neighborhoods in Dallas gave area medical services satis​faction rates ranging from 40 percent in census tract 127 to 50 percent in tracts 44 and 69 to 75 percent in census tracts 82 and 129.


Among DHA neighborhoods surveyed by the Special Master, only the Audelia Manor and Little Mexico neighborhoods expressed satisfaction ratings of at least 40 percent. Brackins Village, Rhoads/​Turner, Roseland Homes and West Dallas respondents ranked medical facilities in their neighborhoods as "unacceptable" or "minimal" at the rate of 59 to 80 percent.


However, it appears that these respondents may have been overly generous in their assessment. The Little Mexico and Roseland Homes census tracts are classified by the federal government as Medically Underserved Areas. The census tracts containing Brackins Village, Rhoads/Turner, and Lakewest are all classified by the federal government as both Medically Under​served Areas and Health Professional Shortage Areas.
  



The disparities in the medical services available in the different areas continues along its racial pattern in neighbor​hoods not included in the Special Master's Survey. No predomi​nantly white census tract with 10 or more Section 8 participants is a Medically Underserved Area or Health Profes​sional Shortage Area as defined by the Parkland report and the federal government [plaintiffs' 9/27/94 exhibits ## 69, 70 page 1 column headed MUA HPSA BOTH].  Eight of the non-white Section 8 tracts are Health Profes​sional Shortage Areas and one tract is both a Health Professional Shortage Area and a Medically Under​served Area [plaintiffs' 9/27/94 exhibit # 70 page 2].  None of the predomi​nantly white HUD assisted census tracts or scat​tered site public housing tracts are either a Medically Underserved Area or a Health Professional Shortage Area. Frazier Courts is in a Medi​cally Underserved Area; the Turnkey Homes census tract is a Health Profes​sional Shortage Area [plaintiffs' 9/27/94 exhibit # 70].


(b)
Child day care

In this era of welfare reform, the issue of child day care -- always of paramount importance -- has now become even more crucial to poor families. The necessity of safe, reliable child care cannot be overstated; the paucity of it in DHA neighborhoods cannot be sanctioned. 


The Special Master's Survey asked respondents to rate the avail​ability of child care services in their respective neighbor​hoods. Please note that the survey measured only quantity, not quality, of child care available. The critical issues of safety, reliabili​ty, or positive influence upon children were not ad​dressed. Nevertheless, even using the crudest of measurements, the DHA neighborhoods' ratings show gross inequality.


Only three DHA neighborhoods showed any significant percent​age of respondents satisfied with child care services. Little Mexico respondents were almost evenly divided on the subject. Lakewest respondents split their vote 50-50, but at least one large, well-respected, subsidized child care facility serving that area has, in the three years since the Special Master conducted his survey, closed its doors permanently. Residents of Audelia Manor reported a 78 percent satisfaction rate with child care; however, it should be noted that Audelia Manor is set aside for the elderly.


Brackins Village, Rhoads/Turner, and Roseland respondents expressed dissatisfaction with child care services at 90, 93, and 88 percent respectively.


Two of the three Dallas scattered site neighborhoods sur​veyed by the Special Master showed satisfaction ratings of 80 to 100 percent. However, in the tract 44/69 area -- where a substan​tial number of black Section 8 vouchers were used in the past and where DHA's predominantly black Cliff Manor project for the elderly is located -- only 16 percent of respondents expressed satisfaction with area child care facilities.


In the suburbs surveyed by the Special Master, ratings ranged from 100 percent satisfied in Carrollton, Garland and Mesquite, down to 49 percent satisfaction in Irving.


(c)

Public transportation


The Court requested information on "the availability of public transportation, both existing and planned," in all neigh​borhoods with assisted housing. Although no information is provided on planned public transportation, one question on the Special Master's Survey did address the question of respondents' perception of the availability of public transportation. Their answers were mixed.


In the Mesquite area, respondents expressed 100 percent dissatisfaction with public transportation. In Richardson,  Garland and in the Dallas neighborhood bounded by census tracts 44 and 69, respondents expressed 100 percent satisfaction with public transportation.


Respondents in the neighborhoods of both Audelia Manor and Brackins Village were almost evenly divided in their opinion of public transportation.


Surveys around Little Mexico, Rhoads/Turner, Dallas tracts 82/129, tract 127, Carrollton, and Irving all showed at least 66 percent approv​al of public transportation. Surveys around Rose​land, Lakewest, and Lancaster showed at least 67 percent dissat​isfaction.


(d)
Education

The Court's request for information on "the proximity of neighborhood public schools, the racial composition of those schools, and student achievement evaluations at those schools," is only partially addressed in this report. For example, informa​tion on the racial composition of each relevant school is not provid​ed, except in the most general terms.


It seems that the schools that are neighborhood-based in the target areas are less racially/culturally integrated than those in Scattered Site neighborhoods. The school population in the target areas is reflective of the high rate of minority families in public housing in those areas. The schools in the Scattered Site neighborhoods are more likely to serve a more diverse school population or, in some cases, a majority population.


In some cases, school buildings (especially elementary schools) are within view of the sites themselves. The areas under discus​sion encompass a number of independent school districts and a wide variety of pri​vate/parochial educational institutions. Each school district has its own policies regarding attendance zones, transportation and grade configuration. In some cases, special resources have been directed to either "learning centers" or magnet schools. Also, certain schools have become centers of community activity which significantly enhances the role of the school in the neighborhood.


The passing rate for the state mandated TAAS tests in the 10th and 11th grade for the public schools in the different areas reflect the distressed conditions in which most of DHA's black families still reside compared to conditions in the Section 8 and HUD Assisted predomi​nantly white census tracts.
  With the exception of those predomi​nantly white Section 8 tracts located in DISD's Spruce and Samuell attendance zones, the 10th and 11th grade percent passing all three TAAS subject areas exceeds 40% and many exceed 50% and 60%.  Only the non-white Section 8 census tracts located in the DISD Skyline and Bryan Adams zones exceed 50% passing and many of the non-white Section 8 tracts are in school zones with a passing rate less than 20%.  The lowest passing rate for the predominantly white HUD assisted projects is 44% in the West Mesquite High School area and the rest exceed 50% and 60% passing.  Only one of the DHA scattered site projects has a passing rate less than 40%.  Only two (2) DHA non-scattered site family projects -- Townpark in Woodrow Wilson and Pebbles Apartments in Hillcrest -- have a passing rate over 30 percent.  Several of the projects are located in high school attendance zones where the passing rate is below 20% -- Cedar Springs, Rose​land Homes, Little Mexico, Frazier Courts, Brackins Village, and Barbara Jordan [plaintiffs' 9/27/94 exhibit # 73].


The Special Master's Survey measured the general popular perception of schools in these neighborhoods. With the exception of Lancaster -- an area with 40 percent non-Hispanic black population where only about 42 percent of respondents ex​pressed satisfaction with the Wilmer-Hutchins School District -- all suburbs surveyed expressed a high degree of satisfac​tion with their educational institu​tions. Carrollton and Richardson respon​dents gave unani​mous "excel​lent" ratings to their schools. At least 75 percent of Garland, Irving, and Mesquite respondents reported satisfaction with their schools.


Respondents of all three Dallas scattered site areas sur​veyed by the Special Master expressed 80 to 100 percent satisfac​tion with their schools.


Likewise, the schools near Audelia Manor, Roseland Homes, and Lakewest got satisfaction ratings of 83 to 94 percent from those surveyed (despite the low passing rates at the Roseland-area high school, the nearby elementary achieved a passing rate of 57 percent on all three TAAS tests -- which, though lower than most schools in white areas is still higher than any other elementary near a housing project
).


At Brackins Village, where the local elementary achieved only a 4 percent passing rate, respondents to the Special Mas​ter's Survey were fairly evenly divided on their school, with 44 percent expressing dissatisfaction and 56 percent rating the schools as "acceptable" or better.


At Little Mexico, most (63 percent) respondents rated their schools "acceptable" or better.


The opinion of respondents in the Rhoads/Turner Courts neighborhood is difficult to gauge since there seems to be information left out of the graph (the percentages add up to only 54%).


(e)

Recreational facilities


The Court requested information on the "availability of public and private recreational facilities and programs for children and adults."
 Some of that information is supplied above at letter (a). The "Addendum to Equalization Survey of Housing, Housing-Related Conditions and Neighborhood Amenities" by Louis Webber also contains a list of play equipment and of March 1991-March 1992 activities offered at housing project recreation facilities.


No other information is provided.


(f)
Environmental Conditions


The Court requested information on "the existence of adverse natural or artificial environmental conditions" in neighborhoods with assisted housing.


The environmental issues identified in this analysis include the components that contribute to the vitality of a neighborhood: the visual and auditory environment as well as the chemical and physical environment. This is a more global definition than usual; however, it is appropriate in this analysis due to the strong emphasis on the quality of life factors in the neighbor​hoods under consideration.


The contrasts and comparisons between two categories of neighborhoods delineated by the Special Master -- 1) DHA project neighborhoods and 2) scattered site neighborhoods -- are rather clearcut. For purposes of this portion of the discussion, the comments will be divided by neighborhood category.

DHA Target Areas

The neighborhoods surrounding the DHA developments identi​fied in this analysis are, without exception, in far worse condition environmentally than are the developments themselves. While the developments appear to have regular maintenance, grounds care and other physical upkeep, the surrounding neighbor​hoods suffer from obvious neglect and decline. The visual or "sight" pollution of each neighborhood surrounding the housing projects is the most obvious sign of neglect. Proximity to commercial/industrial sites is also a major factor in the visual as well as chemical/physical environment of these area. In many cases, the commercial/industrial sites are abandoned, vacant, vandalized or poorly maintained. The effect on the entire neigh​borhood is philosophically negative if not actually negative. Strong code enforcement coupled with infill replacement housing and more attentive city services and neighborhood interest groups could make some headway in improving the visual, physical envi​ronment of these areas.


Another environmental concern in the neighborhoods surround​ing the DHA family projects is that of flooding and other water-related problems. In particular, the neighborhood adjoining Brackins Village suffers from every environmental issue named to this point. Water related problems, code enforcement, abandonment of structures and accumulation of debris and trash plague this neighborhood. The only bright spots are its churches and the Elizabeth Lundy Recreation Center with its surrounding park property.


Much of the deteriorated housing stock in the neighborhoods under discussion is owned by absentee landlords who either do not care about their properties or cannot be located to be cited for code violation. Title problems add to the confusion in any attempt to work on the situation. It is clear that aggressive code enforcement by the city is essential to any improvement in these neighborhoods. However, despite several years of extraordi​narily aggressive code enforcement in public housing neighbor​hoods, these neighborhoods continue to decline, perhaps because the city has failed to provide replacement and relocation bene​fits as mandated by state and federal law. In reality, it will require a concentrated effort from both the public and private sectors for enough resources to be applied to these areas before any longterm improvement will be made.


The neighborhoods surrounding the DHA family projects suffer from a number of additional environmental concerns. Not the least of these is the apparent continuing presence of lead in West Dallas. The specter of the lead smelter and battery plant bears witness to the longstanding environmental hazard perpetrated on this neighborhood for so many years. Added to this obvious environmental intrusion and hazard are the many industrial and commercial sites along Singleton Boulevard. Abandoned plants with corroded barrels dot the landscape. In addition, there are any number of sites where underground tanks are buried either for commercial or industrial purposes. The location and condition of those tanks are difficult to determine.


The Lakewest site is located immediately adjacent to not only a lead smelter but an entire area zoned for and occupied by heavy industrial uses [plaintiffs' 9/27/94 exhibits ## 28, 29, 31, 34, 52, 53].  The neighborhood has a history of environ​mental abuse [plaintiffs' 9/27/94 exhibits ## 39 - 51].


It is clear that the unseen environmental hazards particu​larly in the West Dallas are in need of serious professional investigative attention. None of the individual agencies inter​viewed by the Special Master could address these concerns with any specificity. But even more disappointing was the lack of interest in showing any initiative in identifying or investigat​ing any of the environmental problems in the neighbor​hood. Specific inquiries drew very generalized responses; most of them were so noncommittal or generalized that they were virtually of no use in this analysis.


However, the specifics that are available provide a chilling hint at what the true environmental scenario might be:


While the smelter no longer operates, a lead products fabrica​tion plant next door does operate and is licensed to emit lead into the air [plaintiffs' 9/27/94 exhibit # 43 City Inspec​tion report and # 52 chart of West Dallas industry by chemical emissions].  The land around the project is still zoned for heavy indus​trial use despite City acknowledge​ments of the blight​ing influ​ence of such zoning and the need for buffer zoning [plain​tiffs' 9/27/94 exhibits # 31 deposition of City Health official Jim Wood pages 11 - 13, 80 - 84 and attached exhibit 8; # 32 minutes of City Health and Environment Advisory Committee, 33 excerpts from City of Dallas application to Urban Land Insti​tute for West Dallas study].  


A variety of environmental hazards exist in and around the West Dallas project [plaintiffs' 9/27/94 exhibits ## 39 - 53].  For example:


North of Kingbridge Street, in the Lakewest Develop​ment, there is an area of contaminated "Black Fibrous Fill" above and below groundwater and contaminated sand below groundwater [plain​tiffs' 9/27/94 exhibit # 39].  The material is said to be located underground at a depth of 6 to 18 feet and is approxi​mately 220 feet long and 100 feet wide [plaintiffs' 9/27/94 exhibit # 41 City of Dallas letter to Mr. Alphonso Jackson; exhibits 40, 42].


Adjacent to the southwest corner of the DHA property and across the Westmoreland/Singleton intersection, Murmur Corpora​tion continues to run an industrial lead materials fabri​cation operation.  For at least part of the operation, there is no control equipment and the stacks are vented through the top of the building [plaintiffs' 9/27/94 exhibit # 43 City of Dallas inspection report].  The operation is licensed to emit lead into the air [plaintiffs' 9/27/94 exhibit # 52 page 1].


GAF Building Materials Corp is located across Singleton from DHA's property.  On January 6, 1992 GAF storage tanks erupted and asphalt was blown across Singleton and into Fishtrap Lake [plain​tiffs' 9/27/94 exhibit # 45].


Hazardous wastes from other DHA projects, City of Dallas buildings, Baylor Medical Center, other local institu​tions, and a lead smelter in Terrell, Texas have been imported to and aban​doned in West Dallas [plaintiffs' 9/27/94 exhibit # 47 EPA report on 1992 hazardous waste problem at Sunbelt Site].


The City of Dallas has been reporting that Refinery Casting Co. at Commerce and Vilbig has been polluting the neigh​borhood with heavy concentrations of lead and particulate since the early 1970s. [plaintiffs' exhibit # 51 - City inspection reports, notices of violation and documents on Refinery Castings; plain​tiffs' exhibit # 31 - Excerpts of Wood deposition pages 48 - 52].

 
The Dallas Fire Department declared a waste storage site at 5021 Bernal to be "a fire hazard with a combusti​ble atmo​sphere".  The site is located in a residential West Dallas area [plain​tiffs' 9/27/94 exhibit # 46 EPA 1991 report].


Children are reported to play in and people sleep in an abandoned battery reclaimer site at 2704 Beeville Street in West Dallas.  The Texas Water Commission found lead concentrations in soil at 56,000 ppm and arsenic concentrations at 75.4 ppm [plaintiffs' 9/27/94 exhibit # 49].


The runoff of materials from Dallas Scrap Bailing, 3920 Singleton, ate through the metal fence posts at the adjoining Mobil Oil site [plaintiffs' 9/27/94 exhibit # 50, site sketch and last page].  When several thousand gallons of acid and waste water from the battery breaking operation at Dallas Scrap was dumped at a site in Ellis County, a local veterinarian reported that two cats and a dog died from the effects of exposure to the battery acid and lead in the material [plaintiffs' 9/27/94 exhibit # 50A].


The charts and map in plaintiffs' 9/27/94 exhibits ## 52 and 53 detail the industrial activities in the West Dallas area by location and by chemicals emitted.


While some of these sites are located some distance from DHA's Lakewest Development and would not be hazardous to a person restricting her and her childrens' movements to that property, the existence of the hazards are at least a blighting influence on the entire area.
  


The placement of the RSR smelter site on the Superfund Nation​al Priori​ties List has been proposed by EPA, first in 1983 and again in 1993 [plaintiffs' 9/27/94 exhibit # 48 1983 Hazard Ranking System worksheet for RSR; # 38 Rubin letter discussing 1993 proposal to place RSR on Superfund National Priorities List].  The HUD and DHA West Dallas Agreement expert, Mr. Kurt Wehbring, testified that anyone contemplating a public or private investment in West Dallas would want the Superfund status of the area determined before making a decision [plaintiffs' 9/27/94 exhibit 10 Wehbring deposition page 156].


While the present DHA efforts to cleanup the contam​inated soil in the project that is in excess of 500 ppm lead, will improve the situation, it will still leave lead contaminat​ed soil in excess of the City's recommended cleanup level of 250 ppm [plaintiffs' 9/27/94 exhibit # 44] and in excess of the back​ground levels of lead found around the DHA elderly projects [plaintiffs' 9/27/94 exhibit # 25]. 


Regrettably, the environmental history and well-being of the target areas and the surrounding neighborhoods are, at best, difficult to determine accurately, due to the long tradition of ignoring these problems. City and DHA officials evidence only minimal interest in these issues; unless a particularly vigilant and persistent community-based group rallies around the physical and chemical environmental issues affecting the neigh​borhood, it appears that those issues will continue to be ignored. If the public housing organization itself consistently focuses its resources and influence on the environmental issues, there is a chance that more concerted attention can be brought to bear. The lack of "constituency" for environmental problems in the target areas is a recurring theme which applies to each of the catego​ries of "quality of life" elements in the neighborhoods around public housing for families.


In general, it is clear that the neighborhoods surrounding family projects are in need of every type of assistance available in order to contribute positively to the environmental quality of life of the area.

Scattered site neighborhoods

The neighborhoods surrounding the scattered sites studied by the Special Master were found to be more pleasing in terms of visual environment. The landscape in each neighborhood shows that care has been taken to retain trees, maintain green/open space, etc. The physical maintenance of both the sites themselves and the adjacent neighborhoods is superior to those neighborhoods surrounding the target areas for a variety of reasons. The fact that the assisted housing units are integrated into the neighbor​hoods which are generally of a more prosperous economic level than their target area counterparts accounts in part for the obvious disparity in the physical environmental condition. In addition, the low density factor of the scattered site units may provide a type of incentive for residents who are in assisted housing to enhance and maintain the physical appearance of their housing and surrounding environment. The positive influence of the appearance of the entire neighborhood is apparent in almost all of the scattered sites. There are, of course, exceptions to this "peer group" approach, but they are few and far between.


Another factor that may account for the disparity in the physical environment of the target areas and scattered sites neighborhoods is the actual history and development of each of these categories of neighborhoods. For the most part, the target area developments (with the exception of Audelia Manor) are located in older, economically disadvantaged areas that reflect a historic lack of attention to the environmental well being of the area. The lack of environmentally sensitive zoning, code enforce​ment or development restrictions is apparent where industri​al/commercial sites and public housing residential sites are adjacent. To be fair, it is true that many of the industrial or commercial operations predated the public housing developments. However, the lack of consideration for or sensitivity to the obvious environmental hazards is now a problem for a number of DHA development sites. The classic case is, of course, the West Dallas site, where the effects of lead in the environment are still being discovered. It is very possible that other sties may be unknowingly vulnerable due to the lack of specific investiga​tion of air, water or soil components or the location of under​ground tanks or seepage. But there are clear indications that other sites are also plagued by environmental hazards.


Typically, the answer to the question of environmental hazards breaks down along racial lines. Three of DHA's predomi​nantly black projects -- Rhoads Ter​race, Turner Courts, and Frazier Courts -- are located in zip codes where over 30% of the children under six years old tested under the EPSDT program had elevated blood lead levels [plaintiffs' 9/27/94 exhibit # 71].
  The Lake​west Projects, Brackins Vil​lage, and thir​teen (13) of the non-white Section 8 tracts are located in Zip Code areas where the rate of elevated blood lead levels exceeded 10%.  Only one (1) predomi​nantly white Section 8 tract and no predomi​nantly white HUD assisted tract were in zip codes with an elevat​ed blood lead level rate greater than 10% of the children tested [plaintiffs' 9/27/94 exhibit # 71].


Seven (7) of the thirteen (13) predominantly black DHA family, non-scattered site projects are located adjacent to areas zoned for heavy industrial use, City of Dallas zoning categories IM, IR [plaintiffs' 9/27/94 exhibit # 75].  The industrial conditions affecting the Lakewest Devel​opment are described elsewhere.  But that project and neighborhood is not the only public housing area with hazardous substance and other pollution prob​lems.  The City of Dallas surveyed the DHA Brackins Village project neighborhood and found three major industrial sources of air emissions of chemicals that affect the neighborhood and numerous small industries [plaintiffs' 9/27/94 exhibit # 26 - City Brackins Village Neighborhood Survey report].


One (1) of the nineteen (19) HUD Assisted projects located in predom​inantly white areas is located in such an area [plaintiffs' 9/27/94 exhibit # 75].
  Forty five percent (45%) of all black Section 8 families and eighteen percent (18%) of all white Section 8 families are located in City of Dallas census tracts where some portion of the population lives in or within 500 feet of land zoned for heavy industrial use [plaintiffs' 9/27/94 exhibit # 76].  


Twenty five percent (25%) of the population in the DHA family, non-scattered site project census tracts lives in or within 500 feet of land zoned for heavy industrial use.  Eight and one half percent (8.5%) of the population in the non-white, City of Dallas, Section 8 tracts lives in or within 500 feet of land zoned for heavy industrial use.  None (0%) of the population in the HUD Assisted predominantly white census tracts within the City of Dallas lives in or within 500 feet of land zoned for heavy indus​trial use and only 3.5% of the population in Section 8 predominantly white census tracts in the City of Dallas live in such areas [plaintiffs' 9/27/94 exhibit # 77].


Health 


Considering the environmental hazards and lack of medical facilities noted above, it is perhaps not surprising that a study by Parkland Hospital reveals a socioeconomic pattern in the tracking of significant health problems.


The health indicators for babies with low birth weight, infant mortality, and causes of common disease and injury mortal​ity show a consistent pattern.  In each category, the highest average is among either DHA family public housing projects or predominantly black elderly projects. Similarly, with only three exceptions
, the lowest averages are all among either DHA's predominantly white elderly projects or predominantly white census tracts with HUD-assisted housing. The rates are substan​tially lower in the predomi​nantly white census tracts where the HUD assisted projects and some DHA Section 8 partici​pants are located than in the non-white census tracts where a majority of the Section 8 partici​pants and public housing fami​lies are living.  For exam​ple, the cancer mortality rate average among census tracts with DHA family public housing projects is, at 230.35, more than double the average among predominantly white census tracts with HUD-assisted housing, which is 110.94 . The infant mortality rate in the in the non-white Section 8 tracts is over twice as high as the rate in the predom​inantly white areas with HUD assisted projects.  [plaintiffs' 9/27/94 exhibit # 70, page 6 summary].


The HIV/AIDS mortality rate in the Lakewest Develop​ments census tracts is 86. The HIV/AIDS mortality rates in all the DHA family, non-scattered site, project census tracts averag​es 56.  The HIV/AIDS mortality rate in the scattered site census tracts is 0.  The rate in the Section 8 predominantly white tracts is 7.58.  The rate is 8.65 in the HUD Assisted predomi​nantly white tracts and 14.24 in the Section 8 non-white census tracts [plain​tiffs' 9/27/94 exhibit # 70].


In the three census tracts the comprise Lakewest and its neigh​borhood, the infant mortality rates approach those found in Third World countries. [plaintiffs' 9/27/94 exhibit # 70 page 4].


(g)
Family life

The Court requested information comparing "conditions detrimental to family life" in neighborhoods with assisted housing. There is a wealth of objective, statistical information compiled by public agencies uninvolved in this lawsuit. 


The standard US Census indicators of social and economic conditions show dispar​i​ties between the areas where most of DHA's black families live and the white areas where some Section 8 and HUD Assisted pro​jects are located.


Poverty

The conditions in and around the West Dallas project are appalling even when compared to the conditions around public housing in general.  The West Dallas [Lakewest] project has a poverty rate of 75%.  Over 50% of the population receives public assistance.


The average median household income in the Lakewest Develop​ment census tracts is $4,999. The average median household income in all DHA family project census tracts is $12,315 -- less than one third the $36,811 average median income in the predomi​nantly white HUD assisted pro​jects. The average median household income in the Section 8 predominantly white tracts is $53,534 -- more than 10 times the Lakewest average. The average for Dallas County is $31,605.    


Average poverty rates range from a mere 3.43% in the HUD Assisted predominantly white tracts to 74.7% in the Lake​west tracts. The average among DHA family project tracts is 43.6%; among racially concentrated Section 8 tracts, the average poverty rate is 27.8%. The average for Dallas County is 13.45 percent. The poverty rates among DHA scattered site tracts and predomi​nantly white Section 8 tracts are much lower, ranging from 8 to 9%.


Similar disparities exist in the indicators of households with public assistance [plaintiffs' 9/27/94 exhibit # 78 page 20 (summaries)]. In the three census tracts that make up Lakewest and its neighborhood, fully half of all households are dependent upon public assistance. In census tract 104, where the Elmer Scott project is located, more than 58% of the households depend on public assistance. The average among census tracts with family public housing projects is 20 percent; the average per​centage for Dallas County is less than five percent.  Among DHA scattered site tracts, HUD-assisted white areas, and tracts containing DHA's predominantly white elderly projects, the percentages of households with public assistance all average under 4 percent.


Single moms, teen moms

In census tract 104, where the Elmer Scott portion of DHA's Lakewest project is located, almost six out of every 10 house​holds (60%) are headed by a single mother who has minor children. In census tract 82, a predominantly white tract with a HUD-assisted housing complex, only seven out of every 100 (7%) households are headed by single moms with minor children. The average percentage for Dallas County is only 7.26%. The average among census tracts with family public housing is 18.43%. The average among census tracts where DHA's predominantly white elderly projects are located is 3.04% -- less than half the county average.


Similarly, in census tract 104, where the Elmer Scott portion of DHA's Lakewest project is located, 40% of all births are to teenage mothers. The average for the Lakewest project in its entirety is almost 28 percent. The average for DHA's public housing developments is almost 15 percent. Among predominantly white census tracts with HUD-assisted housing projects, the teen mother percentage never reaches even 7 percent. In fact, the average among these census tracts is 3.24%. Among census tracts where DHA's predominantly white elderly projects are located, the average is just 2.5%; among census tracts where DHA's predomi​nantly black elderly projects are located, the average is over 13%.


(h)

Substandard housing


The quality of non-assisted housing surrounding DHA and HUD's assisted properties is another indicator of the viability of the neighborhoods. There are several ways to analyze the surrounding properties. 


The most obvious way is to simply look. Photos of the buildings surrounding certain assisted housing projects show a gross inequality between the neighborhoods around DHA's family projects and the neighborhoods around HUD-assisted projects located in white areas
. Other measures reveal the same pat​tern.


Code enforcement

Throughout the target areas and scattered site neighbor​hoods, it is apparent that code enforcement is an important tool in the battle for neighborhood viability and acceptable quality of life. In most areas of the city of Dallas, code enforcement is a complaint-driven operation. In other words, a case against a property will be initiated only if a neighbor calls the city and registers a complaint. City inspectors don't simply drive around looking for code violations in most neighborhoods. However, in areas around DHA's family public housing projects, the city is engaging in aggressive "pro-active" code enforcement. ​Consequent​ly, code enforcement is the one "neigh​borhood amenity" the City has actually lavished on the poor, predominantly black neighbor​hoods where the majority of DHA's family projects are located. For example, in census tract 39.02, adjacent to the Rhoads​/Turner housing projects, the City has demolished more houses than in any other census tract in Dallas.
 


However, this rampant demolition can do nothing but hurt the neighborhoods (not to mention the homeown​ers) unless it is accompanied by the provision of relocation and replace​ment housing, as mandated by federal and state law. Unfortunate​ly, after demolishing 1,000 houses, the City of Dallas has provided only 18 replace​ment homes.
 As a result, some "neighbor​hoods," such as the area around Rhoads/​Turner, are becoming giant vacant lots. Such wholesale demolition is taking place only in poor, predominantly black neighborhoods; it is not happening in the white neighborhoods.



Perception

The Special Master's Survey asked respondents to rate the "Quality of other housing" in the 15 areas studied by the Special Master. The neighborhoods around predominantly white elderly DHA and HUD-assisted projects like Audelia Man​or, Echad Apartments and Easton Terrace in northeastern Dallas and Garland ranked highest, with 100 percent of respon​dents rating the quality of surrounding housing as accept​able, above average or excellent. Other suburban areas
 and other scattered-site hous​ing also received satisfactory rates of at least 70 percent. Once again, Irving is an exception, with about 56 percent of the respondents reporting satisfaction and about 42 percent reporting dissatis​faction. 


The lowest rankings -- the highest levels of dissatisfaction -- are found in the predominantly black neighborhoods around DHA's family housing projects. About 80 to 90 percent of the respondents in the neighborhoods of Brackins Village, Lakewest, and Roseland Homes rated the quality of surrounding housing as minimal or unacceptable. In the Rhoads/​Turner neighbor​hood, opinion is about evenly divided. In the Little Mexico neighbor​hood, about 60 percent of the respondents rated surrounding housing as acceptable or better. 


Age, value, and status of surrounding housing


The 1990 U.S. Census data on vacant and boarded-up housing, median year built, median gross rent, median value of owner-occupied housing and percentage of rental housing in the 15 areas select​ed by the Special Master provide perhaps the most objective measurement of housing stock quality. To distill this detailed data into easily understandable information, the following method was used:


The attached chart shows the relevant statistics for each census tract contained in the selected neighborhoods along with averages for each neighborhood. Neighborhoods were then assigned a ranking in each category, with 1 representing the most favor​able condition and 15 representing the least desirable condition. For each neighborhood, these rankings were added across the catego​ries to arrive at a total score ranging, hypothetically, from 6 (if a neighborhood had gotten a rating of 1 in each of the six categories) to 90 (if a neighborhood had gotten a rating of 15 in each of the six categories). The order these total scores fall into provides the final, cumulative ranking.


No attempt was made to weight this information. For example, the neighborhoods around two DHA family projects -- Roseland Homes and Little Mexico -- rank high (second and third, respec​tively) in the value of owner-occupied housing. However, the vast majority  of the housing in these neighborhoods (73 percent around Roseland Homes and 82 percent around Little Mexico) is renter-occu​pied, not owner-occupied. Furthermore, the median gross rent is only $123 near Little Mexico and $144 the near Roseland Homes -- the lowest and second-lowest rates of the 15 neighborhoods. Clearly, the preponderance of housing in these neighborhoods is shoddy rental property. Conversely, the Audelia Manor neighborhood has not only the highest median value of owner-occupied housing but also the lowest percentage of renter-occupied housing, showing that high-dollar single family h​omes comprise almost 80 percent of the housing in this neighbor​hood. But no particular weight was given to this combination of fac​tors or any other.


Still, even in this raw form, the results show again the pattern of inequality among neighborhoods. The five neighborhoods where DHA's family public housing developments are located occupy  the bottom five slots in the overall rankings, with the Lakewest neighborhood ranking dead last. The top five slots are occupied by predominantly-white subur​ban and North Dallas neighborhoods where some scattered-site and elderly housing is located. The Audelia Manor neighborhood ranks first overall.


Percentage of assisted housing


Another indicator of quality of surrounding housing is the percentage of housing that is HUD-assisted. U.S. Census data shows that poor, predominantly black census tracts have more than their share of federally assisted housing units.
  Ninety four percent [94%] of the total units in the Lakewest Development census tracts are assisted units.  Only 2.4% of the units in the DHA scattered site project census tracts are assist​ed units.  11.5% of the units in the racially concentrated Section 8 census tracts are assisted units, 3.77% of the units in the predominate​ly white Section 8 census tracts. 34.5% of the units in DHA's non-scattered site project census tracts are assisted, 9.95 of the units in the HUD assisted predominantly white census tracts [plaintiffs' 9/27/94 exhibit # 78 page 10].


(i)
Employment opportunities

Perception

The Special Master's Survey asked respondents to rate the employment opportunities available in their respective neighbor​hoods. In ten of the fourteen neighborhoods responding to this question
, the majority of the respon​dents rated employment opportuni​ties as minimal or unac​ceptable. Two suburbs, Mesquite and Garland, registered 100 percent nega​tive responses in this category. The respondents who live near Brackins Village and Lakewest also expressed practical​ly unani​mous dissatisfaction (96 to 97 percent). In both Lan​caster and the Roseland Homes neigh​borhoods, about 85 percent of respondents rated employment opportunities as "minimal" or "unacceptable." In the scattered site neighborhood made up of census tracts 44 and 69, as well as in the neighborhoods of Little Mexico and Audelia Manor, more than 60 percent of the respondents rated employment opportunities as "minimal" or "unacceptable." 


Four neighborhoods reported satisfaction with area employ​ment opportunities. Those four were: Irving (62 percent), Dallas census tract 127 (80 percent), and Carrollton and Richardson (both 100 percent). 


In the north​east Dallas census tracts 88 and 129, opinion was evenly divid​ed.   

 
   


Statistics



U.S. Census Bureau data on the percentage of unemployment among the labor force and school drop-outs reveals the same pattern of inequality seen in each category listed above: The scattered site (white) neighborhoods have combined unemployment rates ranging from 5 to 19 percent; the neighborhoods in which DHA's family projects are located have combined unemployment rates ranging from 34 to 57 percent. The one DHA elderly project neighborhood selected for study by the Special Master is located in a census tract in which the combined unemployment rate is less than 2 percent.


The attached chart shows the relevant statis​tics for each census tract contained in the selected neighbor​hoods along with averages for each neighbor​hood. Neighborhoods were then assigned a ranking in each catego​ry, with 1 representing the most favor​able condi​tion and 15 representing the least desirable condition. For each neighbor​hood, these rankings were added across the catego​ries to arrive at a total score ranging from 2 -- for the Audelia Manor neigh​borhood, which got a rating of 1 in ​both catego​ries -- to 30, for the Lakewest neighborhood, which got a rating of 15 in both catego​ries. The order these total scores fall into provides the final, cumulative ranking. Unemployment in the Audelia Manor neighborhood is less than 2 percent; unemploy​ment in the Lakewest neighborhood is over 57 percent.


The data contradict some of the responses in the Special Master's Survey. For example, 65 to 100 percent of the respon​dents in the Audelia Manor, Garland, and Mesquite neighborhoods rated employment opportunities in their areas as "minimal" or "unacceptable," even though the labor force unemployment rate in those neighborhoods is no higher than 5 percent, and the rate for drop-outs is only 9.5  percent in Mesquite, 0 in Garland, and 0 in the Audelia Manor neigh​borhood.


(j)
Library facilities and programs

The City of Dallas describes its library system this way:


"The primary service of the library is to loan and to provide materials and information to citizens. Nine​teen branch libraries provide ini​tial access to infor​mation within communi​ties, providing space for communi​ty, cultural, informational and educational services.


"Branch libraries are located with the goal of provid​ing reason​able access to all citizens, i.e., each branch library is de​signed to serve a radius of three to five miles and a popula​tion of 40,000 to 70,000. All branch libraries are initial​ly stocked with one book per capita for the area it is intended to serve. Future additions are made based on the actual usage trends for that library."


The attached map shows branch libraries and their areas of coverage. Based on this map and on the Special Master's site visits, public housing residents appear to have access to librar​ies.


The attached chart lists Dallas public libraries in descend​ing order by holdings, the census tract each library is located in, the racial composition of each census tract, and any signifi​cant amount of assisted housing located in the same census tract with a library. This chart shows that, of the top five librar​ies, three are located in census tracts with at least 76 percent white population. The highest proportion of black population among these five census tracts is 12 percent; the next highest propor​tion of black population among these five census tracts is 6 percent. Conversely, among the bottom five libraries, two are locat​ed in census tracts that are at least 89 percent black; two oth​ers are located in census tracts that are 38 and 67 percent mi​nority.


(k)
Residential and commercial lending

In an effort to assess the status of community financial assistance for home improvement in the neighborhoods surrounding the target areas and the scattered sites, the Special Master convened a series of meetings in preparation for writing his first draft of this report (prior to 1992). Representatives from a number of major financial institu​tions were interviewed regard​ing their respective institution's community reinvestment activi​ty in the areas that were the focus of the Special Master's Sur​vey. In addition to individual inter​view sessions, a group meet​ing was convened in order to determine collective observations and to generate suggestions for the en​hancement of home pur​chase/improvement programs.


In these discussions with the Special Master, the community reinvestment officers professed willingness to address this issue both collectively and individually. However, data available through the Home Mortgage Disclosure Act showing loans originated in 1992 (after the Special Master's discussions with these bank officers) reveals a stark inequality in private investment​ among neighborhoods. 


In 1992 there were two (2) owner occupant loans for a total amount of $86,000 in the three census tracts where the Lakewest Development is located.  The average total number of loans and average total amount of loans per HUD Assisted project predomi​nantly white census tract was one hundred thirty (130) loans and eight million, four hun​dred thousand, four hundred sixty seven dollars ($8,432,467).  Similar disparities exist between the predominantly white Section 8 census tracts, the predominantly white HUD assisted census tracts and the predominantly black project and non-white Section 8 census tracts [plaintiffs' 9/27/​94 exhibit # 74].  


Traditional lending patterns may not fit the needs of low income applicants who not only may not meet the basic criteria but who also may be faced with other problems related to employ​ment, title, value of housing stock in question and ability to work within the bureaucratic system of both city and financial institutions.


Regardless of the willingness on the part of the financial community to make funds available, they cannot be expected to make loans that do not meet the lending criteria. It is in this area of interest that creativity and collaboration will be re​quired before any observable progress is made. It is possible that through the combined efforts of the public and private sec​tors, the community reinvestment entities and neighborhood-based/grassroots organizations, some progress can be made. Suc​cessful models for both neighborhood housing and commercial de​velopment exist presently. Duplication of these collaborative models may be possibilities for improvement if kept to a manage​able size at the neighborhood level.


(l)
Zoning

DHA's family public housing projects, elderly projects in black neighborhoods as well as census tracts where the majority of black Section 8 participants reside are disproportionately affected by zoning that allows industrial uses.


About forty-four (44) percent of census tract 27.01 -- where Frazier Courts is located and where some 34 black Section 8 fami​lies live -- is either adjacent to or within 500 feet of an IR or IM (industrial) zone. About fifty-seven (57) percent of census tracts 41 and 169.01 -- where Brackins Village and Turnkey Es​tates are located and where 24 black Section 8 families live -- is either adjacent to or within 500 feet of an IR or IM zone. About seventy-eight (78) percent of census tract 115 -- where Rhoads Terrace and Turner Courts are located, and where some 90 black Section 8 families (no white Section 8 fami​lies) live -- is either adjacent to or within 500 feet of an IR or IM zone. Simp​son Place and Cliff Manor, two black elderly projects, are locat​ed in census tracts 22.02 and 69 respectively. Sixty-two (62) percent of census tract 69 and seventy-four (74) percent of cen​sus tract 22.02 are affected by industrial zoning.


Over​all, the census tracts where the majority of black fami​lies on Section 8 live are nine (9) percent affected by industri​al zoning. The census tracts where DHA's black elderly housing projects are located are eleven (11) percent affected by indus​trial zoning. The census tracts where DHA's family projects are located are twenty-five (25) percent affected by industrial zon​ing.


By contrast, in predominantly white census tracts where 10 or more Section 8 vouchers are in use, the average is less than four (4) percent. In census tracts where DHA's white elderly housing projects are located and in census tracts where HUD as​sisted complexes are located in white neighborhoods, there is zero (0) industrial zoning.


(m)
Crime 


The crime statistics reported in this document should not be taken in isolation from the wide range of underlying causes of crime. These statistics, which provide yet another stark illus​tration of the pattern of inequalities seen above, are inextrica​bly related to the conditions outlined in items (a) through (l).

 
Statistics are available in two overlapping time frames: 1988 - 1992, and March 1992 - February 1995. The '88-'92 statis​tics cover each DHA development (family and elderly) as well as Dallas as a whole, plus 10 suburbs. The suburban crime rates are not included in the '92-'95 statistics. All statistics are based on "index" crimes, divided into two groups -- violent (murder, rape, robbery, and aggravated assault) and non-violent (burglary, theft, and auto theft). The attached tables show the number of crimes and populations for each area. To facilitate comparisons, the percentage of each area population that were victims of crime was computed.


During 1988 - 1992, the reported violent crime rates in DHA's predominantly black projects were consistently 500% higher than the rates in the sub​urbs and over twice as high as the rates for the City of Dal​las. There were consistently more murders and rapes in the Lake​west Developments with a population of less than 4,000 persons than in entire suburban cities with popula​tions in the tens of thousands [plaintiffs' 9/27/94 exhibit # 72]. The murder rate in the non-white Section 8 census tracts was six times higher than in the predominantly white Section 8 tracts.


In 1992-95, the pattern continued. Park Manor, an elderly pro​ject in a predominantly black neigh​borhood, had a non-violent crime rate more than twice the citywide rate between March 1992 and February 1993.


Between March 1993 and February 1994, Cedar Springs and Lakewest both had non-violent crime rates that were more than double the citywide rate. More than 12 percent of the residents of DHA's elderly Park Manor development were victims of bur​glary or theft; this rate is more than two and a half times the city​wide rate and higher than even the Lakewest rate of 10.83 per​cent. Frazier Courts equalled the citywide non-violent crime rate using either thefts or motor vehicle thefts alone. Using all three non-violent index crimes (theft, auto theft and burglary), Frazier reached a rate more than three times the city​wide rate.


Between March 1994 and February 1995, the Frazier population increased and the non-violent crime rate decreased. Still, the 76 reported thefts in the Frazier complex were enough to equal the city​wide rate for all non-violent crimes. Factoring in the other two non-violent index crimes, Frazier's rate was more than double the citywide rate. Both Frazier and Cedar Springs non-violent crime rates were worse than even Lakewest, where only about nine (9) percent of the population were victims of non-violent crime. At Park Manor, however, the non-violent rate soared to more than seventeen (17) percent -- double the Lakewest rate and more than three and a half times the city rate.


The rates for violent crimes continue this pattern. In the period between March 1992 - February 1993, Cedar Springs and Rhoads Terrace had vio​lent crime rates that were more than twice the city aver​age. Lakewest, Turner Courts, and Pebbles Apartments had rates more than three times the city​wide rate. And Frazier Courts -- with five murders, four rapes, thirty-two robberies and one-hundred twenty-three (123) aggravated assaults had a violent crime rate that was more than five times the city​wide rate.


The following year, eight of the 10 DHA family projects had violent crime rates that were at least double the citywide rate of 1.79 percent. However, with the Lakewest rate being more than three and a half time the city average, and both Cedar Springs and Frazier Courts experiencing violent crime at a rate more than four and a half times the citywide average, the overall public housing family development average almost tripled the citywide rate.


In the period between March 1994 - February 1995, seven of the 10 DHA family projects had violent crime rates that were at least double the citywide rate of 1.29 percent. However, with the Lakewest and Frazier Courts developments expe​riencing violent crime at a rate more than four times the city​wide average, and with Cedar Springs Place experi​encing a rate more than five times the city rate, the overall public housing family development average was three and a half times the citywide rate.  


Conclusion



Both objective and subjective measures of social, eco​nomic, health, securi​ty, educa​tion, and other components of n​eighborhood conditions show an appalling inequality of conditions between the neighbor​hood con​di​tions for the predominantly black projects in the mi​nority and low-income concentrated areas and the neighbor​hoods for the scattered site public housing projects, the predom​inantly white elderly public housing, the predominantly white census tracts in which there is some Section 8, the HUD assisted projects in pre​dominantly white areas, and even the majority of black house​holds on Section 8 [plaintiffs' 9/27/94 exhibits ## 62 - 66, 68 -80; plaintiffs' 9/14/90 exhibit # 85].2


These unequal conditions are borne mainly by low-income blacks, due to the fact that at least 2,850 [59.2%] of the black households on DHA's Sec​tion 8 certificate and voucher program live in predomi​nantly black or racially concentrated and low income areas.  Only 21% of those households live in predominantly white areas.  45.6% of white DHA Section 8 households live in predominantly white areas.  The neighborhood conditions are sub​stantially infe​rior to the conditions in which low income whites re​ceive HUD as​sisted hous​ing and to the condi​tions in which whites paying rent compa​rable to the total rent paid by and on behalf the Sec​tion 8 households reside [plaintiffs' 9/27/94 ex​hibit # 78].  


As the above data and indicators make clear, black partici​pants in DHA's programs continue to be confined to housing in racially separate neigh​borhoods severe​ly distressed by decades of abuse and neglect, in neighborhoods with life threatening, spiri​tually demoralizing conditions that would not be allowed to exist in or around the white neighborhoods of the Metroplex.

    � Supplemental Consent Decree (DHA) paragraph 5.1.


    � 1983 City Task Force on Public Housing


    � Dec. 12, 1988, Walker hearing, Plaintiff's Exhibit 50.


    � Walker v. HUD Memorandum Opinion, Walker III, p. 43


    �  The history and pattern of public housing racial segrega�tion in Allegheny County, Pa. is similar in many respects to the history and pattern in Dallas, Texas [plaintiffs' 9/27/94 exhib�its ## 3, 3a].


    �Housing Act of 1937.


    � Housing Act of 1949.


    � Id. at 1561.


    �  The 1987 consent decree did set goals based on the Section 8 impacted criteria [1987 Consent Decree Exhibit B Plan 12.].  However, it also required DHA to concentrate its efforts on finding Section 8 participants housing "in non-racially impacted areas of Dallas and the suburbs" [1987 Decree Exhibit B Plan Summary 2.A., 2.B].  DHA has focused on the Section 8 non-impacted goal and ignored the non-racially impacted requirement.


    � However, none of these expository comments are provided.


    � The survey instrument also includes blanks for the respondent to fill in with his or her name, address, and other identifying information -- a feature that may have discouraged respondents from being as honest as they might have been had the survey offered anonymity.








    � The usefulness of these questionnaires is limited by several factors: 


	a) The poll was not conducted by a professional or trained pollster; consequently, some fundamental guidelines for polling were ignored, rendering the results unscientific at best. 


	b) Basic information such as sample size and margin of error, generally consid�ered critical to the credibility of any survey, is not provid�ed. In fact, in some areas (Dallas scattered sites in census tracts 82 and 129, for example), the uncanny consis�tency of results breaking down into 25 percent increments sug�gests that perhaps as few as four people were polled. 


	c) Some of the "scattered site" polling was done in census tracts that are now irrelevant because they no longer have more than a handful of assisted housing units. For example, within two years of the Special Master's survey, half of the six Irving census tracts polled by the Special Master [Equalization Survey of Housing, Housing-Related Condi�tions and Neighborhood Amenities in Target Areas and Scattered Sites, February 1992 Draft] con�tained fewer than a handful of assist�ed units [plain�tiffs' 9/27/94 exhibit # 78]. 


	d) The poll covered only neighbor�hoods selected by the Special Master as "representa�tive" instead of covering "each project and neighborhood in the Survey Area," as requested by the Court, thereby leaving some relevant neigh�borhoods with no questionnaire results. 


	e) The results of this poll are provided only in graph form, making it difficult to discern the exact percentages of responses one way or the other. 


	However, since several of the Court's specific areas of inquiry were not answered in any other way, the questionnaires are valuable for the information -- albeit vague -- that they do provide.


     


    � No clue as to the Special Master's process for sorting these responses is provided. The gross number of questionnaires distributed is not provid�ed. The number of questionnaires com�pleted is not provided. A breakdown on the number of responses given by representatives of various groups (municipal workers or neighborhood residents, for example) is not provided. The weight given to the responses from the various groups is not given.





    � No answer to the Court's request is provided for all the other relevant neighborhoods.


    � For example, the Special Master's Survey of the Audelia Manor neighborhood reflects significant dissatisfaction (68 percent) with area employment opportunities. However, the civil�ian labor force unemployment rate in the census tract in which Audelia Manor is located -- census tract 130.04 -- is less than 2 per�cent, according to the 1990 U.S. Census. 


	By contrast, the Special Master's Survey of the Little Mexico neighborhood re�flects significant satisfaction with access to medical facilities and services, when in fact the census tract in which Little Mexico is located -- census tract 19 -- is classi�fied by the federal govern�ment as a Medically Underserved Area. The residents of Audelia Manor rate their satisfaction with access to medical facilities much lower -- just 62 percent -- yet the Audelia Manor tract is neither a Medically Underserved Area nor a Health Professional Shortage Area [see plaintif�fs' 9/27/94 exhibit #69 for explanation of Medically Under�ser�ved and Health Provider Shortage Areas].





    � Supplemental Consent Decree (DHA) paragraph 5.1 (a).


    � Equalization Survey of Housing, Housing-Related Condi�tions and Neighborhood Amenities in Target Areas and Scattered Sites -- Draft, p. 56


    � See Plaintiffs' 9/27/94 exhibit #69 for explanation of these terms.


    �  Plaintiffs' 9/27/94 exhibit # 73 is based on the TAAS scores for the 1992 school year.  The scores for the 3rd, 4th, 7th, and 8th grades are for specific projects in the census tracts listed and are not given for each tract.  The scores for the 10th and 11th are given for each tract because of the larger high school attendance zones.


    � Plaintiffs' 9/7/94 exhibit #73.


    � Supplemental Consent Decree (DHA) paragraph 5.1.


    � Supplemental Consent Decree (DHA) paragraph 5.1.


    �  Plaintiffs' counsel suggests that the only reason West Dallas has not been gentrified is that the local gentry know what all is buried where and do not want to mess with it.


    � The Little Mexico project is in Zip Code 75201 which has a rate of 57.14% but only 11 children in the area were tested [plaintiffs' 9/27/94 exhibit # 71].


    � The one is the Old Mill Stream apartment in Irving [plaintiffs' 9/27/94 exhibit # 75].


    � The lowest injury mortality rate is among white Section 8 tracts. The lowest HIV/AIDS mortality rate is among DHA's scatter site housing. The lowest suicide rate is among Section 8 black census tracts.





    � Plaintiffs' 9/27/94 exhibits ## 62-66.


    � Flournoy's story [need to get]


    � Flournoy's article?


    � The Special Master's Survey was conducted prior to the tornado that damaged or destroyed much of the housing stock in Lancaster.


    �  The assisted units include DHA Section 8 units, DHA pro�ject units, and HUD assisted and insured units.


    � The Rhoads/Turner survey appears incomplete, as the responses add up to only about 54 percent, with the remaining 46 percent unaccounted for.


    �  City Services Analysis, January 1991, p. 510
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