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CRIME, FEAR OF CRIME AND THE DETERTORATION OF URBAN NELGHBORHOODS

The Problem

The relationship between crime and neighBborhood deterioration
is a peculiar one. American cities are, relatively speaking, the
loci of serious crime problems, We know that within these cities,
crime is not equally distributede~there are places which are known
as high crime areas and others which are known for being safe. We
know as well that there has been growing physical deterioration in
American cities, particularly those in the north, and that deter~
iorated araas are often areas of high crime,

Yet, it would be a mistake to assume that the relationship be~
tween the two is either simple or obvious., To begin with, correls
ation is not causation, Second, in some cases, deterioration may
itself lead to crime, Arson by property owners is one simple but
dramatic example, Third, some areas deteriorate in the absence of
high rates of crime-~~they lose economic viability for a whole range
of reasons. And fourth, some areas improve even in the presence of
high crime rates.

City Growth and Neighborhood Change

To understand how and why neighborhoods change and the role of
crime in that process, one must begin with the classic thecries of
how cities change. Our underlying model of urban social change is
derived from the classic theories of Burgess (1925) as refined by
large numbers of later theorists,

The Burgess orientation emphasizes that the city is a growing,
organic system with the older neighborhoods located near the expand-
ing central business district and the newer neighborhoods further
fram the center. Underlying the model is the assumption that people
want to live as far from the city's center as is feasible, with fea~
sibility defined as some function of cost and time to travel to and
from the center to work. One reason then for the tree-ring-like
growth of the city is that the waves of people moving further from
the center must await transportation innovations which enable them
to arrive downtown at roughly the same time and cost as from their
previous location. The rich move further and further from the cen-
ter; they are followéd by the poor, who take their spacious homes
and apartments and break them into smaller units, ~

There are several assumptions in this model, The first is that
cities would continue to grow. The second is that the growth would
be fueled largely by poor immigrants. The third is that transpor-
tation systems would continue to function as spokes to a hub, car-
rying the population to and from the central business district.

Although the basic theory has been criticized for a range of
reasons, there is a core set of ideas in it that appears to apply
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broadly. The areas around central business districts often do, in
fact, become twilight zones with seccnd~class uses and deteriorated
houses. Although some rich people stay in the heart of the city,
the wealthy do tend to move away from the city's center. Old neigh-
borhoods deteriorate and become less desirable, and most neighbor-
hoods have a kind of life cycle. F¥inally, transportation patterns
have shaped cities' growth. When we come to focus on particular
neighborhoods, we will see examples of these processes at work,

Two subsequent variants on the general theory should be men-
tioned. Sectoral theory (Hoyt, 1937) suggests that instead of uses
always changing as one moves out from the center of the city, some-~
times the same use patterns persist. For example, high income
housing may expand along a relatively narrow strip moving northward.
Multiple nucleation (Harris and Ullman, 1945) is a second variant.
In this theory, nodes may be built up around which distinctive pat~
terns of activity take place. In Chicago, for example, the Calamet
Harbor area, about ten miles south of the central business district,
became a center of the steel industry, \

The arrival of the automobile changed many of the patterns,
although in ways consistent with the general assumptions of the
theory. The increased flexibility the automobile provided made it
possible for people to move yet further away and to f£ill in the
spaces between rail lines. Commercial and industrial activity
followed as well, the large tracts of cheap suburban land being
ideal for their needs. At the same time, immigration from abroad
aud from the South slowed. Consequently, there was no new popula-
tion to fill in the deteriorating areas near the center of the city,
and the center itself, having lost much of its reason for being to
the suburbs, no longer grew. The central area became increasingly
hollow, and the pattern of deterioration and decay accelerated.

In all of our northern cities, the 1950s, 1960s and the early
1970s saw an overheated succession process as well. The suburban
construction boom enticed whites to the suburbs. Blacks who had
been crowded into restricted ghetto areas moved outward, hastening
white flight. The final consequence is that many of our cities now
appear set in patterns in which a growing proportion of the popula-
tion is black (or Hispanic), and neighborhood succession is a basic
fact of life, although the rate of that succession may have slowed.
As we shall see, threatened succession accelerates fear of crime,
contributing to behaviors which lead to neighborhood deterioration.

It should be added that there is a new type of succession ob-
servable in some cities, one whose significance so far may be exag-
gerated. Traveling under the name gentrification, it is the process
of relatively affluent young professionals moving into neighborhoods
and renovating them. As these areas become popular, many more people
move into them, raising market values substantially, and, in some
cases, driving away the original residents. This process often takes
place in the face of quite high crime rates.

Investment and disinvestment, and the decision
to move, are market decisions based on complex stimuig 2gv;hgzhnot
crime and fear of crime are but two, Inadequate demand leads to
lack of maintenance and related deterioration when residents and
landlords perceive that their neighborhood does not have a future
Conversely, when the future looks bright, they respond with rein-
vestment to improve their properties and make them more attractive,

] gg L

Crime may be one of the forces leading to inadequate d
Yet, under many conditioms, it does not segm to haveqthe deizizgious
effects on neighborhoods one would expect it to. As we shall see
thgre are gglghborhoodS'in Chicago with fairly high crime rates iﬁ
which massi¥e renovation is taking place accompanied by the process

of gentrification. Similarly, there are neighborhoods with relative- .

ly low crime rates in which deterioration is beginning to be evident,

and where property values are not Feeping u i i i
. L _ ‘een with infl
demand is relatively low. & up ation because

. The issue of neighborhood attractiveness and its relation to
crime and fear.of crime is complicated by the presence and resin-
dentlgl expansion of large minority populations in many major cities
What is cleay is that the arrival of blacks in a neighborhood is ‘
as§oc1ated with processes which often lead to deterioration. White
f}lght leads to an oversupply of housing and to property deprecia-
tion. It also often leads to undermaintenance and subdivision by
landlords, re@lining, and the reduction of city services. An im-
portant question, then, is what is the impact of the arrival of

b;icks on both perceptions and fear of crime and on investment acti-
vity.

. . The previous discussion suggests the need to select for stu
neighborhoods which vary on three crucial dimensions: first, ;hiZher
crime rates are high or low; second, whether the neighborhoods are
racially s?able or changing; and third, whether real estate values
are appreclating rapidly or slowly,

The combination of all three sets of variables required us to
locate a minimum of eight neighborhoods. Table 1 illustrates the
way the variables are combined and the Chicago neighborhoods we

located in each category. We shall discuss the neighborhoods sub~
sequently. Let us now turn to our research methods.
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We have compiled a rather unusual data set, and many consider-

These include the selection of
our neighborhoods; the conduct of our survey; and the development
and fielding of instruments to measure the appearance of deterioration

The selection of our neighborhoods included two problems. The

first was to identify those eight which satisfied the requirements
The second was to satisfy ourselves

Crime Rates. Crime rates were determined with the help of

the Chicago Police Department, which maintains a record of verified

Because

none of our communities is coterminous with a police district, the

To determine
the rates, we made use of 1978 population estimates for our areas.
The city-wide average for index crimes in 1978 was 65 crimes per
thousand population; we decided that we would classify communities
with rates above the mean as “high" crime and those with rates below

Table 2 gives the rates for personal and

Personal Crimeb Property Crime®

Total

26.22
28.52
33.35
46.25

70.54
67.42
80.48
93.25

Index Crime

28.16
30.82
34,98
55.38

78.09
83.41
97.90
106.70
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4Rates are per 1,000 population.

bIncludes homicide, rape, assault, and robbery.

CIneludes burglary, index theft, and auto theft,

There is extensive argument in the literature about the valid-
ity of crime reports such as those we have used. Arguments have
been made that reporting rates vary systematically among different
groups in the population (National Research Council, 1976), and that
police deal with crime reports differentially (see Silberman, 1978).
One check on the wvalidity of this rank order comes from our own
survey. We asked respondents whether they or anyone in their house~
hold had experienced victimization since January, 1978, across a
series of crimes. Readers should bear in mind that these figures
are for a period of more than one year (15 to 18 months), In addi-
tion, they represent the occurrence of victimization rather than
the actual number of victimizations, and they are not standardized
for household size. Table 3 reports the figures, again listing the
communities in rank order.

TABLE 3
HOUSEHCLD VICTIMIZATIONS

(Per 1,000 Respondents by Community)

Perscnal
Community Personal Property plus

Property
1. Beverly 53.98 160.71 214.69
2. Portage Park 40.82 , 183.67 224.49
3. East Side 39.41 198.53 237 .94
4, Hyde Park/Kenwood 92.23 230.58 - 322.81
5. Lincoln Park 72.94 253,52 326.46
6. South Shore | 94.69 243.12 337.81
7. Back of the Yards 110.57 235.87 346.44
8. Austin 143.96 246.79 390,75

Although the rank orders change somewhat, for the most part the
distinction between high and low crime communities was maintained.
There was, however, one unanticipated result, Reports of the Back
of the Yards resldents moved them firmly into the high crime end of
our communities. We were particularly surprised at this because

e S

the Northwestern University Reactiong to Crime Project had recently
studied this area (although with somewhat narrower boundaries) and

had included it as a low crime area. This broughit a leyel of ambiguity
into our analysis which we have been able to convert into an advantage.
The community is undergoing many important changes, and we were able

to watch them closely,

The other big change in rank is Hyde Park/Kenwood which moves
from eighth to fourth. Hyde Park/ifenwood is the community which
reports the highest proportion of its crime, something we would ex~
pect given that it is a highly mobilized community with an extensive
amount of private policing. This matter will be discussed in more
detail subsequently.

Property Values. To ascertain levels of appreciation, we relied
on The Realty Sales Guide, which lists an unspecified sample of
sales for different areas of the city. We recorded sales of all
structures for the years 1973 through 1978. We used various tech-
niques, -including site visits, to determine whether the buildings
sold were single~family dwellings, multiple~family dwellings, com-

mercial, or industrial properties and whether they were of brick or

frame construction.

Our findings agree with those of other scholars (see Mclotch,
1972) that even though the number of sales is seriously underesti-
mated in The Realty Sales Guide, there does not seem to be any
systematic bias concerning what is included or dropped, In addition,
we have discussed our rates with knowledgeable observers, and have
compared asking prices as they appear in newspapers.

We decided o limit ourselves to the sale of single family
houses because tter seem to be more comparable on average and to
represent clearly-defined sub-markets in each of our communities.

Table 4 shows the estimated rates of appreciation for each of
the eight neighborhoods. As with the victimization data, there was
also an unanticipated departure from our oviginal classification
schema here. South Shore, initially classified as slowly appreciating,
and Portage Park, initially classified as rapidly appreciating, in fact
show virtually identical rates over the five-year period. When we
selected the neighborhoods for study, we had available to us data for
only the first six months of 1978. Those data clearly showed property
values in Portage Park to be appreciating at a more rapid rate than
those in South Shore. Data for the entire year, however, just as
clearly show their rates to be the same. What we have, then, are two
communities with medium rates of appreciation.

The reader should note, however, that housing prices in Portage
Park start at a higher level than those in two of our other three
high appreciation neighborhoods. Portage Park's basic housing stock
is the small bungalow which, when set against the grander housing
of Beverly and the more diverse stock of Lincoln Park, pales indeed.

Because both of the latter neighborhoods had depressed housing prices

in the late 1960s, they have had further to travel to reach some-
thing more nearly approximating the true value of the housing.
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TABLE 4

MEDIAN SALE PRICE - SINGLE FAMILY HOMES-~DETACHED
ALL, CONSTRUCTION TYPES

(Number of Sales in Parentheses)

Percent
Neighborhood 1973 1978 -+ Increase
1. Lincoln Park . $23,000 ¢ 37) $107,250 ( 36) 366
2. Hyde Park/Kenwood $42,250 ( 18) $ 95,000 ( 22) 124
3. Beverly $27,000 (207) $ 57,500 (111) 113
4. South Shore $22,900 (129)  § 45,000 ( 29) 96
5. Portage®Park $33,000 (249) $ 64,500 ( 6L) 95
6. East Side $25,000 (142) $ 41,000 ( 24) 64
7. Austin $20,000 (236) S 31,000 ( 47) 55
8. $

Back of the Yards §17,000 ( 9L) 20,250 ( 22) 19

We are confident that the rank orders for the communities re-
present the real situation; we are somewhat less confident about
the actual rates reported. The city registers sales when the title
is transferred. There are other kinds of purchase agreements, how-
ever, which may not show up for a long time, such as sales on contract.

These sorts of sales tend to occur in deteriorating areas where low

income purchasers cannot provide the money for downpayment, or where
the areas are so effectively redlined that mortgage mcney is not
available. If these sales were to be included, the median sale
price for those areas would probably be further depressed.

Racial Composition. In this instance, we were again unable
to rely on the census. However, we had available to us a report
by the Chicago Urban League entitled "Where Blacks Live" (1978).
This report identified areas where blacks lived in 1970, and where
they lived in 1977. On that basis, we were able to identify com-
munities where change had taken place, Our survey data confirm the
Urban League's findings for 1977.

Community as Social Context ’
Perhaps one of the most perplexing and frustrating problems

associated with the study of community is the elusive nature of the

concept itself, The literature is crowded with definitiomal dis-
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putes, and there are lengthy arguments about whether community has
been)lost, found, or redefined (see Wellman, 1979, for a good sum~
mary) .

We chose to focus on the neighborhood as a social context,
Such an approach allows us to explore the ways in which different
spatial areas serve as interactional pools for their residents,
provide institution$, and become a source of symbolic and senti-
mental attachments, Individuals may vary greatly in the kinds of
networks they develop in different social settings, but to suggest
this is not to suggest that the setting is irrelevant. The community's
role as a social environment will vary with the needs and prefer-
ences of the individuals who inhabit it.

If we make the assumption that a community is a form of social
organization having an impact on people's lives, we can attempt
to measure that impact. This brings us to the task of identifying
meaningful social units. In this regard, we were fortunate to be
conducting the research in Chicago. Through a long history of
community research in the city, areas of the city which fit that
requirement have been well defined, and have taken on additional
significance as they have become ''mamed" areas, used by citizens
and city agencies alike. We were able to choose just such areas
for our research.

The Survey

Our survey questionnaire was designed to measure victimization
experience, fear and perceptions of crime, attitudes toward neigh-
borhood quality and resources, attitudes toward the neighborhood
as an investment, and density of community involvement. Some items
we developed ourselves; others we adapted from other works; and
still others we included directly from other surveys such that
comparisons would be possible.

After pre-~testing and revision, the instrument was administered
via the telephone. Respondents were selected by means of random
digit dialing, and then, because telephone exchange areas are not
coterminous with our neighborhood boundaries, screened for address.
In order to avoid apprehension on the part of the respondent, we
did not ask for the exact address, but instead collected information
on street name and block number. This helped to reduce anxiety -
that we were ''casing'" their houses, since we did ask about what
they had for protection, including burglar alarms, dogs, and guns.

Our goal was 400 completed interviews in each neighborhood.
OQur final total was 3310, with the numbers in each neighborhood
listed below. Our refusal rate for the sample as a whole was 29.5
percent,
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Nuntber of completed interviews per community

Portage Park 395
Lincoln Park 433
Austin 395
Back of the Yards 418
Beverly 401
Hyde Park/Kenwood 417
South Shore 441
East Side 410

Total 3,310

In addition to the survey questionnaire, we developed two other
instruments. The first, designed to measure the appearance of deter-
ioration in residential areas, is divided into three parts. The
first part focuses on the level of maintenance of the structure; the
- second is concerned with the upkeep of the lawn; and the third
" focuses on the parkway, the area between the sidewalk and the street.
The blocks of 25 percent of all respondents were measured with this
instrument.

The second measured the condition of shopping strips. In ad-
dition to levels of maintenance, we recorded the uses to which
storefronts were put., Every shopping strip at least two blocks in
length was rated with this instrument.

Finally, we collected field data. We attended important neigh-
borhood events, frequented stores and other places where people
gathered, interviewed knowledgeable informants, and perused news-
paper clippings. We had available student papers and published
works about many of these communities as well. ,
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THE NEIGHBQRHOQDS

Because social units have their own distinctive environments
and attributes, the sum of the individuals in them is not always
an accurate reflection of the whole. Consequently, social scien-
tists have found the relating of individual-~level data to larger
social units, of which the individuals are a part, to be problematic.
The issue is particularly salient in survey data analysis because
often the researcher is pushed into social psychological explana~
tions for outcomes which are more comprehensible when the context
in which the individuals are rooted is adequately understood,

Social scientists use several strategies to deal with the
problem. The most common is to assign to each respondent a gener-
alized version of contextual attributes which are presumably related
to something significant about their daily environment and, conse-
quentiy, their experience. For example, respondents may be cate-~
gorized as urban, suburban, or rural,

One problem, however, with global categories such as '"'urban
or "rural" is that they mask a grzat deal of variation within them.
When a researcher such as Fischer (1976), for example, examines the
impact of "urbanness' on feelings of powerlessness, he is masking
two effects. The first is the variation of life styles within
cities; the second is differences between cities taken as a whole.
Although this global approach is sometimes justified--for many
matters, there are urban/non-urban differences--it is not sensitive
to the fact that there is real structural variation in the settings
in which people live, and one must know something about that struc-
tural variation at a fairly detailed level if one is to understand
why they perceive as they do.

A second approach to the problem has evolved through the lit-
erature on contextual or multi-level analysis (Przeworski and Teune,
1970; Boyd and Iversen, 1979). That literature assumes that member-

ship per se in social groups will influence perceptions and behaviors.

The analytic strategy is, thus, to add up the responses of the indi-
viduals in a particular group in order to produce a characterization
of the group as a whole which then functions as an independent vari-
able itself.

There has been controversy surrounding the methods one uses to
measure contextual effects. Critics have, in some cases, argued
that these findings are statistically artifactual (Hauser, 1970),
and, in others, that unexplained variance can not legitimately be
identified as '"context". But the real problem is that there are
other socially meaningful dimensions which can only be determined
outside the survey data being collected. One can learn from survey
data how people perceive matters or how they respond to particular
stimuli, but without adequate knowledge of what the stimuli irn fact
are, their perceptions and responses are not wery illuminating.

An example from our subsequent analysis illustrates this point
graphically, Much of our analysis turns on the perception of racial
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stability in the respondent‘'s community. But one cannot know whether
those communities are in fact stable, either by looking at the
respondent's perceptions or by knowing a few gross facts about the
communities. Both Hyde Park/Kenwood and Beverly have substantial
black populations and lie directly in the path of black expansion,
and yet most respondents report that both communities are racially
stable. This perception is held directly counter to what perceptions
would be in 99 out of 100 similar settings. Respondents, however,
are not dreaming. The stability has been won through the investment
activities of key actors in each sector as well as through a range

of othe. strategies. The key actors were not ordinary residents.
Universities, hospitals, and commercial interests all played impor-
tant and pivctal roles. Without their participation, it is not
likely that stability would have been achieved--no matter what
everybody else thought or perceived.

The above addresses problems related to .the understanding of
social processes. When one is also concerned about social policy,
the argument takes on even more weight. People perceive what they do
in these instances because of the actions of the key imstitutional
actors~-actors who do not turn up in statistically measurable numbers
in standard cross-sectional surveys. To learn how to create the
state of affairs which results in perceptions which in turn lead
to the maintenance of neighborhood quality, one must know what those
institutional actors who succeeded did. The only way one can do so
is to record through detailed historic and ethnographic information
the relevant processes.

Consequently, we intend in the following sections to spend
more time discussing the nature of these communities than is commonly
done in such reports. This is done not simply to provide a back-
drop for the data analysis. Instead, it is to provide the structural
setting in which our respondents perceive, believe and act. For
both the social theorist and the policy maker, this process is
essential.

Beverly

The four communities selected because they had low crime rates
are all regions with single~family houses as the primary housing
type. Portage Park, East Side, and the whites in Back of the Yards
display similar patterns of ethnicity, length of residence and age.
Beverly, located in the outermost Burgessian ring, stands in physical
contrast to those three~-much of its housing is larger and more
elegant, its lots are larger, and some of its streets are slightly
curving rather than displaying the standard Chicago grid pattern.
The literature which promotes Beverly calls it a "Village in the City."
Since it has no industry of its own, "'Suburb in the City" might be a
more accurate characterization. Traveling over its placid, tree-
lined streets, one does have the feeling of being in one of the city's
more prosperous suburbs.

What is not obvious to a newcomer, however, is that this placid~

ity represents a hard won achievement. Despite its impressive
natural amenities and its location far from the city'‘s center, its
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character is the consequence of substantial intervention by residents
and commercial interests, This is not unique to Beverly. With

only one exception, all of our successful communities--i.e., those
in which housing stock is wellemaintained, there is little or no
abandonment, and there is enough market demand for housing--are
communities in which considerable intervention has been required

to prevent deterioration.

As the Burgess theory would suggest, Beverly got its start
as a residential community with the arrival of the railroad. It
is one of the few Chicago areas with a hill, and that amenity
became the site of homes for wealthy businessmen. Although some
of the housing away from the hill is substantially less elegant,
Beverly grew and prospered until some time in the 1960s. However,
Beverly stood in the path of south side black expansion. Property
values began to decline. A few black residents moved into the commu-~

nity, and knowledgeable observers began to worry that Beverly was
"going." )

In 1971, an existing community organization, the Beverly Area
Planning Association (BAPA), was reinvigorated, and Beverly residents,
with financial support from a local bank and from commercial inter-
ests associated with a nearby shopping center, began a multi-pronged
effort to deal with Beverly's "problems," BAPA's annual budget went
from 13,000 dollars to more than 100,000 as it devoted itself to a
range of concerns. These included renewed attention to crime and
youth problems, efforts to deal with real estate agents who profited
from neighborhood change, and attempts to attract middle-~class and
white people to the area. The last involved, among other things,
selling the community through literature, community "walks" and
internal morale boosting.

Beverly has returned to the ranks of appreciating, stable com-
munities. However, even though its crime rate is low, and its
residents do not report much fear, there are clues that the community
focuses much effort on crime and related problems, For example,
Beverly residents display an awareness of community anti~-crime
activity which, among our neighborhoods, is equalled only by Hyde
Park/Kenwood, an area with substantially higher crime. The area's
beat representative program is unusually well supported, and local

newspapers devote much space to lauding police and community efforts
to keep crime down.

In short, Beverly residents' responses to the threat of racial
change included efforts both to keep the flow of demand and capital
up in the area, and to nip potential crime problems.in the bud. Be-~
cause racial change is seen as crime~connected, crime prevention
activities are strongly encouraged so that residents are not alarmed,

To date, community activities have been remarkably successful.

Beverly residents percelve the neighborhood as stable, despite an
increased number of black residents, and as low in crime.
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East Side

East Side is also in the outer Burgessian ring, However, it
is part of a sub-center formed by the steel mills in the south-eastern
corner of the city. Tt grew with the steel industry, and the areas
closest to the mills are the oldest and poorest; housing is newer
and of better quality as one moves further away.

East Side has clearly defined boundaries including a river and
a line of steel mills which set it off from the city, Not only v
are residents cut off from the city, but there is little reason for
outsiders to pass through the community .except directly to conduct
their business. '

In many respects, East Side comes close to being the ideal-
typical community which governs social science thinking. For an
urban community, it has unusually high levels of residential stab-
ility. Twenty-£five percent of our respondents have lived there all
their lives and the median length of residence for the rest is 22
years. Seventy-five percent of the respondents report having rela-~
tives in the community, and most of them visit their relatives at
least once a week. People visit their neighbors a great deal as
well. Thirty-four percent of East Side respondents work in the
community, and most have at least one relative involved in the steel
industry. What we have, then, is an unusual urban population, Pro-
perty owners who maintain strong extended family ties, and who work,
play, and pray together represent a kind of social ideal for some
theorists which is seldom achieved anywhere, much less in city lo-
cales.

Although residents are pleased with their community, they do
perceive themselves to be faced with two threats. The first is
directly economic. The steel industry is in trouble nationally,
and the problems are exacerbated locally because the age of the plants
means that much of the equipment is not efficient. Wisconsin Steel,
one of the three major employers in the ared, filed for bankruptcy
during the period of our study. The others have laid off substantial
numbers of workers. :

The second threat derives from residents' fear of outsiders in
general, and of blacks in particular. Efforts have been made to
keep public housing as well as commercial land uses which might
attract "outsiders" out of the community.

East Side residents tied for highest on our index of negative
feelings toward blacks. They were, along with one racially changing
neighborhood of older ethnic stock, most likely to believe that '"when
a few black families move in, crime goes up" and "when a few black
families move in, property values go down," And a substantial num-
ber of residents explain that East Side has low crime because there
are no blacks around.

East Siders do display a sense of precariousness and worry

about crime, even though they are confident that they do not have
a crime problem. Residents worked to close a game arcade because
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it encouraged kids to hang out there, They also worked to close

a particular bar where it seemed as if too many stabbings and other
violent events took place.

We see in East Side a stable community, one which is low'in
crime and perceives itself to be safe, so far, But it is also a
community which feels embattled and that intransigence is what
keeps it from disaster. This concern is not simply xenophobia.
There is some evidence of undermaintenance in the northern part
of the community. More importantly, the high median age of the
population coupled with low levels of appreciation leads us to
believe that further deterioration is around the corner as residents
are unable to recover maintenance money in the market. We predict
that if blacks begin to move into that northern edge, the perception
of crime will increase,

Portage Park

Like Fast Side, Portage Park is a low crime, mainly blue-
collar community inhabited mostly by ethnic whites, But whereas
East Side is characterized by strong community identification,
strong social ties, and a sense of hostility toward outsiders,
Portage Park displays weak community identification, moderate to
weak social ties, and a general sense of indifference to the out-
side world. Portage Park did not get its start as an industrial
center, nor is its locale so isolated or clearly-bounded,

Today Portage Park is mainly characterized by block after
block of trim brick bungalows mostly built in the 1920s; each well
cared for, and each lawn neatly cut and edged.

Residents' social ties are weak, The presence of relatives
and friends, and visits with them are all relatively low. People
in Portage Park do not join voluntary associations to deal with
problems in the community (ll.9 percent compared to 31.3 percent
in Beverly), because they do not perceive that they have any problems.

Located in one of the rings distant from the central city, the
community is shielded from many of the sources of crime. This is
most dramatically illustrated by the fact that only slightly more
than a third of respondents--a far lower proportion than in any
other neighborhood--say there is an area within a mile where they
are afraid to walk at night. (East Side comes next with a little
more than half.)

Yet, even in Portage Park concern about race looms fairly
large, On the index constructed of the two items "when a few
black families move in, crime goes up," and "when a few black
families move in, property values go down," Portage Park consist-
ently scores among the top four communities. And what is even more
astonishing is that with no blacks and a negligible number of His-
panics and Orientals in the community, one~third of Portage Park
residents say that the neighborhood is racially changing. These
are the people most likely to be worried about crime. ‘
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In summary, then, we have three low crime communities, On
some dimensiocns, they are comparable, Of our eight communities,
residents in these three are most likely to be home owners, long-
time residents, older and living in conjugal families. They are
less likely to fear crime and less likely to face the difficulties
associated with urban 1ife than are the residents of the other
communities. They are not the most highly educated, however, nor
even the most prosperous. (Three of our high crime communities
compare favorably on these dimensions,) Two of them seem to be
in some respect "defended."

What seems to be the case for Portage Park is that, located
in an outer ring of the city and on the north side, “natural"
social forces which work to undermine other communities help
Portage Park maintain itself.

Back of the Yards

During the course of our study, it became clear that Back
of the Yards' status -as a low crime community was in doubt. The
area abutting the famous Union Stockyards has always been a home
for the low income workers at the yards and an entry point for
immigrant groups coming to the United States, The stockyards,
according to our theory, formed a mini-node.

Because much of the community resembled the northern section
of East Side, both physically (small frame houses on small lots),
and demographically (older, European-born, blue~collar Roman Catho=-
lics), the appraisal of it as a cohesive, ethnic community facing
racial change made it especially interesting for us. We had not,
however, realized the extent to which crime had increased in the
area or the high levels of deterioration.

Although people of Polish descent still comprise the area's
major ethnic group, there are also substantial concentrations of
people of Irish, German, Slavic and Lithuanian descent., Mexican
Americans now make up 26 percent of the population, and a relatively
new black population accounts for another 20 percent. The His~
panics, as Roman Catholics, are, relatively speaking, being incor-
porated into the life of the older ethnic community. The black
population is not. This difference is symbolized by two organiza-
tions in the area.

The Back of the Yards Council, founded by Saul Alinsky and
Joe Meegan in 1939, persists in the community with Meegan at its
helm. The organization has strong ties to both the churches in
the area and to the political organization. Its newspaper, the
Back of the Yards Journal, reflects that set of relationships.
Most of the news is church-related. No other community newspaper
in our sample so completely excludes news on crime, developments
in housing and related matters. There are few black faces. In~
this respect, the Hispanics fare substantially better.

One gets the feeling that the Council is operating a holding
action of sorts for the declining number of aging whites who live
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in the area. They are one of the most fearful groups in our entire

study and report an astonishing amount of crime as well, Considering

the whites only, Back of the Yards is demographically very similar
to East Side, Like East Side residents, they are older, long<time
regidents with strong community ties, Unlike East Side residents,
they feel the neighborhood is deteriorating and, if they could '
afford it, many would move away. They are, disproportionately,
the trapped.

The relatively new black residents do not differ substantially
from the whites in most of their assessments of the neighborhood.
They too see it as deteriorating. Their experience with victimiza-
tion is similar as well. Blacks in Back of the Yards are nearly as

likely as whites to believe that the arrival of blacks in a community

increases crime and reduces property values,

Just as the Back of the Yards Council symbolizes and defines
the white world for its constituency, the Organization for New
City (ONC) stands for the black world. ONC was founded in 1976
by local black residents who were alarmed at the increasing num-
ber of abandoned houses in their area and the HUD contribution to
that process. Unlike the Council, the world it portrays is a world
of grim struggle and social disorganization. Where Meegan elicits
cooperation from church leaders and political figures, ONC fights;
the difference in approach illustrates the fact that one is "“on the
inside" and the other is not.

Supported at times by community anti~crime funds, ONC has
a vigorous anti-crime program. Although ONC believes it must harass
agents of criminal justice to get them to perform their duty, it
must nevertheless park its bus for transporting the elderly at the
police station. When left on the street in front of its offices;
the vehicle was severly vandalized,

In counterpoise to both groups, the Hispanics show a more
positive orientation to the community, This may reflect the fact
that for many of them, Back of the Yards is fulfilling its tradi-
tional function as a point of entry for groups newly coming to
this country. For such new arrivals, expectations are not necess-
arily very high. Rather, their current locale is probably better
than what they left behind and is perceived as the first step on
the ladder of upward mobility. This is in contrast to the whites
who feel trapped and to the blacks who see their residential choice

- as one more in a set of severly restricted opportunities.

What we have here is a neighborhood without a meaningful
economic function, The Union Stockyards closed in 1971, and
although some industries have located in the old stockyards, most
of it is still vacant. There is weak demand for its housing, In
some sections, housing abandonment is as high as in any of our
deteriorated neighborhoods, and 2 higher proportion of buildings
are undermaintained than anywhere else we have studied,

In some sense, then, Back of the Yards stands as a symbol of

- the precariousness of low-income, inner city neighborhoods, In a

17«




very short time, it has moved from being a stable, low-crime, ethnic
neighborhood to a deteriorating one with higher leyels of crime,

But it would be a mistake to lay that deterioration on the doorstep
of the accompanying high crime rates, In fact, crime was for some
time held down while the neighborhood deteriorated,

Austin

Austin stands as a kind of middle America of urban communities.
Austin is Chicago's largest community area with a population of
125,000 people. It is part of that sector moving out from the central
business district to the west that has succumbed to much deterior-
ation. It 1s, however, bounded on the west by suburban 0Oak Park,

a city which is still relatively prosperous (see Goodwin, 1979).

If one were to pick a community in which the classic racial
change scenario was written out, one could scarcely do better (or
worse) than Austin. According to Goodwin, blocks changed over from
white to black at the rate of 37% per year between 1966 and 1973,
The turnover was accompanied, 1if not hastened, by every kind of
abuse associated with such changes: panic peddling; racial steering;
mortgage and insurance redlining; and the whole panoply of problems
associated with mal-administered FHA programs, In fact, Austin was
one of the first communities in the country to make both zedlining
and FHA programs which accelerated deterioration into effective
national political and social issues.

Like Beverly, Austin got its start as both a commuter village
and a residence for railroad workers who worked nearby, Although
the area itself is still largely residential, there are major
inwustrial employers around its periphery. The housing is wvaried,
and its residents have included representatives of a wide range
of ethnic groups from the working and middle classes,

By 1940, however, there was some evidence of deterioration.
By the time blacks began to move into the community in the 1960s,
deterioration was well under way in the southern and eastern sections,
Community organizations arose to deal with the changes. Some were
Alinskyite in style, using confrontational tactics to gain improved
city services or to fight redlining. Others developed a more
negotiating orientation, persuading the school board to allow
permissive transfers and the like. Nonetheless, white flight
progressed in a steady fashion, and the black population moved
in behind, aided by FHA mortgages and similar policies, :

Today the northern third of Austin is still mainly white, and
the southern two-thirds is predominantly black, Austin is among
the most deteriorated of our neighborhoods with high levels of aban-~

‘donment as well. It has the worst litter problem and the least

satisfactory shopping areas of any of our neighborhoods, It is also
high in crime. In personal crime, it is the highest. 1In fact,
Austin has, on occasion, been singled out as a high murder neigh-
borhood. ‘
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Overall, the patterns of satisfaction with the neighborhood
and anticipation about the future are very similar for the Austin
and Back of the Yards residents., Austin residents, hcwever, report
more serious neilighborhood problems than do Back of the Yards resi-
dents. They are also more likely to worry that they will be a
victim of a crime, and that their houses will be broken into when
they are away.

The crime problem is compounded by an acute sense that the
police do not provide much help. In fact, there is a more pervasive
sense in Austin than in any of our other neighborhoods that agents
of the city have "written them off."

In short, Austin, like Back of the Yards, is an acutely de-
pressed area. High in crime, low on most other measures of neigh~
borhood quality, it is close to being the very model, at least in
its southern two-thirds, of the deteriorated urban area. Prospects
are slightly better in the north where newer single family housing
is the predominant type, But Austin is the one example among all
of our neighborhoods of fear of crime having driven people deep
into their homes, with the result that they make low use of community
resources and have trouble banding together for the collective
welfare.

South Shore

South Shore is a mostly black, high crime community of diverse
housing stock whose residents vary widely in terms of income,
occupation, and family type, Despite the fact that it displays
many of the attributes of the other high crime areas we have dis-
cussed so far--high levels of deterioration in its housing stock
and shopping strips, a high rating on the list of neighborhood
problems--on other indicators, it fares better. After a period of
stagnation, property appreciation rates have begun to improve. And
its residents are substantially more optimistic about the future
than are the residents in the other high crime areas. A larger
proportion perceive it to be a good investment, and, asked how
the neighborhood will change in the next two years, the highest
proportion in any area except Lincoln Park say it will get better.

One reason for the appreciation and the optimism is that,
compared to other changing or changed neighborhoods, the flow of
investment funds to the area has not been choked off. For reasons
too detailed to be discussed here, the neighborhood bank in South
Shore has been committed to investing heavily in its own community.
The presence of the bank has also served as a catalyst to potential
investors from outside the community. The neighborhood evidenced
the familiar processes of deterioration during the period that it
underwent racial change, but the renewed flow of investment funds
seem to have reversed the process.

Community activists in South Shore helped to ensure that the
bank continued to invest in the community. They have also been
active on other fronts. They have campaigned with some success
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against prostitution; they organized to vote some pracincts dry;
and they were able to preserve the buildings of the fine old
country club, after the Park District, having taken the club's
lands, had decided to replace them. Whereas Back of the Yards and
Austin are characterized by discouragement because similar efforts
have failed, South Shore's limited optimism is based on a record

of past successes which encourages further efforts and subsequent
successes.

South Shore residents do perceive that they have a lot of
crime. Nonetheless, many believe the community will reassert

itself as an attractive, lakefront area not too far from Chicago's
loop.

South Shore provides a hint that high crime and racial change
do not necessarily lead to deterioration, Instead, they may have
some impact on attitudes toward the community and the consequent
flow of capital. If the capital flow can be maintained, the picture

may be altered. We have already seen another example of that process
at work in Beverly.

We will now turn to our final two high crime cases, Hyde Park/
Kenwood and Lincoln Park, Both have measurable black populations,
and each in its own way is thriving.

Hyde Park/Kenwood

Hyde Park/Kenwood is the home of the University of Chicago.
Stable and racially integrated, it is also the site of the most
massive level of organized and planned investment of any of our
communities. Today, although a high crime community by most of

our measures, it is among the least deteriorated and best main-
tained.

Although Hyde Park and Kenwood began as separate suburbs in
the second half of the nineteenth century, the communities' fortunes
have been intimately linked to the growth of the University of Chicago,
whose founding followed on the heels of the Columbian Exposition.

By 1942, Hoyt was able to write about Hyde Park/Kenwood,

in the next ring of growth beyond the inner core of old
Chicago . . . a constant struggle is going on to pre-
serve a community form and structure from the infiltration
of blight from the broken down and disintegrated sections

- of the old city (p. 37). ~ e

Hyde Park lay in the path of black expansion southward from
Chicago's historic black belt; and, in the post World War II period,
the pattern of racial change we have seen elsewhere began, Between
1950 and 1956, 20,000 whites left the community and 25,000 blacks
moved in. The process of undermaintenance and a soft housing mar-
ket subsequently began. However, Hyde Parkers organized to begin
considering urban renewal for the area. The University, which had
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been uncertain as to what its level of involvement should be, entered
into the planning process with energy and commitment following the
robbery and attempted rape of a faculty wife,

The University and its community organizational arm, the South
East Chicago Commission, played a major role in attracting urban
renewal funds to the area and in planning how they should be spent.
Ultimately, more than 30 million dollars of federal funds were spent
on urban renewal. Although it is difficult to guess how much additional
investment was generated by the process, 90 million dollars is one
figure that is often given. The area's most blighted buildings and
those commercial strips which housed numerous taverns were replaced
with town houses and a shopping center.

Other efforts have been made to shore up the housing market.
Building codes have been vigorously enforced; there hag been some
selective purchase of problem buildings; a federal savings and
loan association was chartered to avoid the deleterious effects of
redlining; and efforts have been made to enrich local schools,

Crime has been an important and continuing concern for every-
one involved in the community. The University supports a security
force of 80-~90 people which actively patrols the area in marked
cars. The University has also inscalled emergency telephones
throughout the area. In addition, it operates a fleet of buses
which travel around the community both day and night, transporting
people who are connected to the institution.

The South East Chicago Commission provides legal assistance
for the victims of crimes, offers rewards for information leading
to the perpetrators of major crimes, works with witnesses to encourage
them to appear in court; and maintains strong rapport with the police.

The Hyde Park/Kenwood Community Conference has organized meet-
ings to discuss what to do about crime; organized a Whistlestop
program in which citizens blow their whistles when they see a crime
in progress; and promoted Operation Identification.

The final consequence of all this activity is that Hyde Park/
Kenwood is a strong, stable, racially integrated community. Alogg
with Beverly and Lincoln Park, it undermines the theory that racial
succession must inevitably follow from the presence of a blgck pop-
ulation. Nonetheless, racial stability does not happen by itself;
massive intervention by community leaders and a commitment frgm.
residents are required to support integration. In our communities,
this is born out by the fact that Hyde Park and Beverly residents

are the most likely to say they are in racially stable communities.

Hyde Park follows Beverly as the organizatioga%ly most act%vg
of our communities. High levels of cohesion, optimism, and positive
sentiments toward the community continue even though crime levels are
high in Hyde Park/Kenwood and the citizens are fearfgl. Both of
these things are true despite the enormous efforts‘dlscussed’apove
to reduce orime. Even though they have made a series of decisions
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about how they are going to live their lives in such an area--
staying off the streets at night, avoiding public transportation,
and choosing a safe house--Hyde Parkers still have nagging worries.
On only one measure of fear are Hyde Parkers less fearful than resi-
dents in most other communities. They do not worry about their
children at school.

In short, we see in Hyde Park massive intervention to prevent
a community from deteriorating when faced with racial change and
high crime rates. The intervention seems to have succeeded. The
community is thriving, property is appreciating, and properties
are moderately well-maintained, even though crime continues to be
a major problem for its residents.

Lincoln Park

If one were to have observed Lincoln Park in the 1950s, one
would have seen an exemplar of the concentric zone theory of growth
and deterioration. Lincoln Park was in that ring which was begin-
ning to decline. The older ethnic groups were moving away, fine old
houses were being subdivided, and property values were going down.

If one were to have observed Lincoln Park in the 1970s, however, one
would have found support for the sector theory of growth. Lincoln
Park was booming economically, and to the sector-oriented theorist,
that growth would have appeared inevitable. The wealthy arza on the
northern edge of the city was simply continuing its move northward.
This explanation, however, is too simple--although investors in the
1960s chose Lincoln Park because it was adjacent to another upper-
middle class area, its development took place, as did Hyde Park/
Kenwood's, because of large-scale planned intervention.

Lincoln Park has also followed the model of the gentrifying
area. While it was declining, artists and Bohemians found the area.
People who could appreciate housing bargains and were willing to
renovate to recover the aesthetic values of the area were the first
wave in the process of gentrification.

These people, along with others in the better maintained areas,

and leaders of the neighborhood!s major institutions, formed community

associations to maintain and 'upgrade' the area. The Lincoln Park
Conservation Association was formed and, taking a leaf from the
University of Chicago book, began working with the Department of
Urban Renewal. Ultimately, substantial renewal did take place,
focusing on the southern boundary of the community and neighborhoods
where minorities lived. Subsequently, the city's major developers
moved into the area, constructing high-rise buildings with lake and
park front views, and lower-rise units elsewhere,

Today, community residents fight the fights of the middle class.
Although few residents in Lincoln Park are married or have children
(the area is heavily dominated by young professionals, many of whom
are single), efforts have been made to upgrade the schools. Resi-
dents now also fight the construction of additional high-rise build-
ings which would, in their view, bring more congestion to an already
congested area.
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Crime continues to be a serious Lincoln Park problem and is one
of the matters which concerns community organizations. Lincoln
Park ranks highest of all our neighborhoods in property crime; in
total crime as determined by victimization reports, it ranks third.

Crime, however, does not interfere with Lincoln Park residents'
satisfaction with their neighborhood. With 93 percent reporting
satisfaction, Lincoln Park ranks third among our communities. People
realize that the area is high in crime, yet that does not deter them
from appreciating it. In this regard, they are like Hyde Parkers.
However, unlike Hyde Parkers, they do not have the high levels of
organizational involvement and social integration based on neigh-
boring which are supposed to alleviate fears and tensions related
to crime. Although they do have many friends both inside and out-
side the community with whom they visit frequently, they do not
belong to many organizations. And they are the least likely of the
residents of any community to have neighbors they can rely on if
they are sick or to keep an eye on their homes if they are away.

Lincoln Park, then, is a vivid example of an appreciating
community with high crime and not particularly strong social ties.
Its external amenities, the park and the lakefront, its locational
advantages for the large proportion of its residents who work down-
town, and the general level of optimism have helped to set a process
in motion that grows by its own momentum.
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THE INDIVIDUAL AND NEIGHBORHOOD CHANGE

We have, so far, derived a historical account of the conténgjf
and the process of change in each of our eight Chicago neighborkoods.

We now integrate our different sources of information into a set
of formal, comprehensive models for studying the effects of crime
and fear of crime on neighborhood change. -

For this analysis, we have found it useful to divide our re-
spondents by race/ethnic group (white, black or Hispanic) and by

residential status (renters or home owners)., Table 5 shows the
concentrations of each type of housing market in each neighborhood.

TABLE 5

COMPOSITION OF HOUSING MARKET IN CHICAGO NEIGHBORHOODS:
ETHNIC/OWNERSHIP STATUS

White White  Black Black Hispanic  Hispanic

Owner Renter Owner Renter Owner Renter

Portage Park 657% 347 - - 1z —
Lincoln Park 23 62 - 10 - 5
Austin 12 8 23 54 2 2
Back of the Yards 23 31 10 10 8 19
Beverly 72 13 12 3 1 -
Hyde Park/Kenwopd 23 ‘40 8 28 - 1
South Shore ‘ 1 5 24 68 1 1
East Side 70 22 - 1 5 3

TOTAL 36 27 10 22 2 4

-2
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We will make use of a range of control variables: measures
of victimization; observations of neighborhood housing patterns;
observations of neighborhood land use quality, respondent reports
of neighborhood problems; and other measures of respondent atti-

tudes, neighborhood attachment and neighborhood involvement.
following tables derine the variables used in the regression anal-

yses in the next three sections and also show the considerable
differences between renters and owners in the three racial/ethnic
groups on many of these measures.

1Y)

2)

3)

4)

TABLE 6

MEASURES OF VICTIMIZATION, INCIVILITY,
AND FEAR OF AND RESPONSES TO CRIME

White
Characteristic Owvner

Average Score in Each Housing Market

White
Renter

Black
Owner

Black
Renter

Hispanic
Owner

Hispanic

Renter

Victimization: Was
Respondent or a House-
hold Member a Victim of
Crime in the Neighborhood
in the Last Year

(0) No (1) Yes 24

Vandalism: Was Respon-
dent's Building Vandal-
ized in the Last Year

(0) No (1) Yes 12

Incivility: Is There a
Problem With Bothersome
People on the Street
and/or Drugs and Drug
Users
(2) Neither is a
Problem
(6) Both are Big
Problems 2.53

Home Defense: Has
Respondent Installed a
Burglar Alarm, Engraved
Identification on Valua-
bles or Taken Other Home
Security Steps

(0) None

(3) All Three 1.02

.27

2.63

2.74

.31

27

2.92

1.01

<24

.13

2.87

.78
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TABLE 6 CONTINUED

MEASURES OF VICTIMIZATION, INCIVILITY,
AND FEAR OF AND RESPONSES TO CRIME

White

Characteristic Owner

" Average Score in Each Housing Market

White
Renter

Black
Owvner

Black
Renter

Hispanic

Hispanic

e

Restrict Activity: Has
Respondent Avoided Public
Transportation or Refused
a Job Because of Fear of
Crime

{(0) Neither

(1) Either or Both .35

Perception of Risk:

Assessment of the Amount

of Crime in the Neighbor-
hood and the Likelihood
that Respondent Will be a
Victim
(2) Both Low
(5) Both High 2.78

Satigfaction with Safety:

Satisfaction with Safety
and Reputation of Neigh-
borhood
(~4) Very Dissatisfied
with Both
( 4) Very Satisfied

with Both 2.26

43 .37

2.99 3.04

1.69 .87

-26-

.38

3.12

. Owmer

2.82

1.78

Renter

2,75

1.72

TABLE 7

NEIGHBORHOOD HOUSING PATTERNS BY HOUSING MARKET COMPOSITION

Percent of respond-

ents living on a White White Black  Black Hispanic Hispanic
block face with: Owner Renter Owner Renter Owner Renter TOTAL
1) 9 or more

single family

dwellings 647 16% 347 107 287 147 33%
2) 6 or more

two-six flats 24 38 38 33 66 71 34
3) 1 or more

multiple~unit

dwellings 20 56 41 67 07 . 14 42
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TABLE 8

QUALITY OF NEIGHBORHOOD LAND USE BY HOUSING MARKET COMPOSITION

Percent of respond-
ents living on a
block face with:

White
Owner

White
Renter

Black
Owner

Black
Renter

Hispanic
Owner

Hispanic
_Renter

TOTAL

1) 1 or more parks,
alleys or open

spaces 43%

2) 1 or more frame
flats 30

3) 1 or more frame
single~-family
units 51

4) 1 or more commer—
cial or public
buildings 16

5) 1 or more aban-
doned units 01

6) 1 or more vacant
lots 06

7) 2 or more units
with visible
signs of needed
repair 57

8) 1 or more units
being rehabili-
tated 22

9) 1 or more lawns
with 7 or more
pieces of litter 25

10) 1 or more lawns

with large litter 06

647

33

42

39

02

12

53

21

45

09

547

30

43

19

16

20

62

10

65

14

-28-

68%

21

34

27

07

18

52

12

69

19

527

69

69

48

07

28

76

17

62

31

417

76

53

59

a7

29

79

22

67

18

567%

32

45

28

07

13

56

18

46
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1)

2)

3)

4)

5)

TABLE 9

ATTITUDES AND SOCIAL AND DEMOGRAPHIC CHARACTERISTICS
BY HOUSING MARKET COMPOSITION

Characteristic
Perceived Consequences
of Integration: Belief

about Effect of Black
In-migration on Social
Status, Crimk Rate and
Property Valtes in
Neighborhood
(-3) Bad Effect on
All Three
( 3) Neutral or Posi-
tive ALl Three

Satisfaction with
Quality/Appearance:
Satisfaction with
Housing Quality and
General Appearance of
Neighborhood ‘
(~4) Very Dissat.
with Both
( 4) Very Satisfied
wlth Both

Psychological Attach-

ment: Xs the Neigh—~

borhood a Home ox

Just a Place to Live
{(0) Place to Live
(1) Home

Neighborhood Deterior—

ation: Are there
Problems with Garbage,
Unkept Lawns, Absentee
Landlords, Abandoned
Homes or Vacant Lots
{ 5) No Problems
(15) All are Big
Problens

Family Income in

Average Score in Each Housing Market

White VWhite Black  Black Hispanic  Hispanic
- Quner Renter Owner Renter Ownex Renter
'69 .90 I79 040 "‘-49 "‘\19
2.13 1.20 .69 ~.17 1.93 1.42
.82 .55 .69 A .49 45
5.90 6.46 7.37 7.94 7.32 7.01
21.26 16.22’ 20.72 14,41 17.56 14.09

Thousands
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6)

7)

8)

)]

10)

TABLE 9 CONTINUED

ATTITUDES AND SOCIAL AND DEMOGRAPHIC CHARACTERISTICS

BY HOUSING MARKET COMPOSITION

White
Characteristic QOuwner

Average Score in Each Housing Market

White
Renter

Black
Owner

Black
Renter

Hispanic
Owner

Hispanic
_Renter

Family Demography:

(a) Married with

Children - .39
(b) Msrried without

Children 34

(c) Single .26

Organizational Mem-
bership: Does Respondent
Belong to a Homeowner/
Renter; Quality of
Community Life; and/or
Neighborhood Crime Pre-
vention Group

(0) None

(1)} Any oxr All 43

Building Security: Is

there a Problem with
Building Security

(1) No Problem

(3) A Big Problem e

Landiord Responsiveness:

Did the Landlord Improve
the Property in the Last
Two Years

(0) Neo (1) Yes -

Housing Deterioration:

Is there a Problem with
Heating, Rodents, Plumbing,
Paint/Plaster, or Broken
Windows

{ 5) No Problems

(15) All Big Problems  --

.21

.26
.54

.15

1.21

l59

6.28

MBOH

48

14
.39

.53

.48

14
.35

.23

1.42

.52

6.90

.69

<24
.07

.20

.61

.15
«23

.10

1.23

48

6.61

e e it

THE SIGNIFICANCE OF RACE IN NEIGHBORHOOD CHANGE

It may seem peculiar to begin the statistical analysis of crime,
fear of crime, and neighborhood deterioration with a discussion of
perceptions of racial stablllty However, these perceptlons are a
powerful intervening force in how people feel about crime and their
community.

. The survey question used to measure the perception of stability
is:

"Thinking about the races of the people who live in (NEIGH~
BORHOOD) --that is, whether they're black, white, or hispanic-<
would you say the-racial composition is pretty stable or would
you say the racial composition is changing?"

Some of the responses were surprising. First, substantial num-
bers report that their neighborhoods are stable when their minority
populations are measurable and growing and, conversely, numerous
respondents tell us that their nelghborhoods are changing when no
available evidence demonstrates that this is the case.

Second, the relationship between fear of crime and perceptions
of racial change held for home owners of both races, and even in an
almost 100 percent minority neighborhood. Wilson (1979) offers one
possible explanation for these findings, arguing that the well-~edu-
cated and well-trained blacks have broken through the barriers of
prejudice and are about as able as whites with similar levels of
education to achieve the good life, Simultaneously, however, there
is a large group of uneucated and untrained blacks who are not
entering the labor force; they are excluded not because they are
black, but rather because they are uneducated and untrained.

Many of the whites who perceive-~despite a growing proportion
of blacks--that their neighborhoods are racially stable live in
the middle class neighborhoods whose black residents are also middle
class. Although our question asks about race, we hypothesize that

for them, the threat of racial change is understood as a threat

of social class change. By contrast, those who perceive their neigh-~
borhood as changing are more often in lower income communities; for
them, the fear of change and the fear of crime is linked to the
presence of the underclass, which is what they imagine when blacks
are discussed,

The finding that blacks in all-black neighborhoods are also
concerned about stability is similarly explicable. A stable black
neighborhood is one residents perceive to be able to maintain its
middle class character. An unstable one is where a soft housing
market leads the neighborhood increasingly to take on the character
of the black underclass.

To assess respondents' perceptions of the consequences of racial
change, we constructed a scale from the following three survey items,
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on which we solicited "true/false" responses:

1. When a few black families move into an all white neigh«
borhood, they usually have the same income and education as
the people who live there.

2. When a few black families move into an all white neigh-~
borhood, crxime rates usually go up.

3. When a few black families move into an all white neigh-
borhood, property values are sure to go down,

Figure 1 shows the relation between the percent white and the
average neighborhood score on the scale (Figure la) and the percent
saying their neighborhood is stable (Figure 1b) for white home
owners in each neighborhoed. We see that the neighborhoods fall
into three categories vis-a-vis white owners: 1. middle class
neighborhoods whose residents see them as relatively stable and do
not see integration as a source of decline (Hyde Park/Kenwood,
Lincoln Park, and Beverly); 2. working class neighborhoods whose
residents see them as relatively stable, but do see integration as
a source of decline (Portage Park, East Side); and 3. working class
neighborhoods whose residents see them as unstable and see inte-~
gration as a source of decline (Austin, Back of the Yards). Among
the working class neighborhoods, the perception of instability is
strongly related to the percent non-white. For the middle class
neighborhoods, there is no such relationship.

The social-class neighborhood difference in perceptions of the
inevitability of decline is rooted in the rature of neighborhood
experience. Although many neighborhoods in Chicago, both working
class and middle class, have declined after racial change, working
class neighborhoods appear to be more vulnerable., As we have seen
already, middle class community resources, including better quality
housing stock and better access to governmental and other institu-
tional resocurces, bolster the middle class community's ability
to maintain quality in the face of change.

The perception of stability among black home owners further

supports the argument that class, not race, is the relevant dimension

for understanding neighborhood change. A range of data, shown in
Figure 2, supports this assertion, but the most trenchant comes from
South Shore. Although this neighborhood is 95 percent black, about
half of the black home owners say the area is not stable. South

Shore is a community struggling against erosive forces to maintain
its middle to lower-middle class character.
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Safety, Social Class, and Perceptions of Neighborhood Stability

A hoéuse is the largest investment most people ever make, and
many home owners assoclate racial change with neighborhood deter~
ioration, Both the literature (e.g., Farley, et al,, 1977) and
our own findings underscore this set of perceptions. In our work-
ing class neighborhoods, two thirds of the respondents believe that
property values decline when a few blacks move into the neighbor-
hood; and two thirds believe that when a few black families move in,
panic-peddling and block busting realtors follow.

Because residents perceive neighborhood stability to be pre=~
carious, they interpret small, ambiguous cues as indicators of
deterioration. For this reason, victimization, dissatisfaction
with safety, and the presence of visual flaws in the neighborhood
all correlate with perceived racial instability.

White Owners and White Renters, Tables 10-~13 give the re-
gression results on which the following analyses are based. Each
table shows the nonstandirdized regression slopes, the proportion
of explained wvariance (R%), and the interaction terms (in brackets)
for the equation(s) predicting perceived racial stability. However,
to present and interpret our results, we use a method known as test
factor standardization or response surface modeling., This method
displays the percent estimated to regard the neighborhood as racially
stable within each category of the predictor variable under consider-
ation, controlling for the other significant variables in the equation.

Let us show how this works. Controlling for other factors,
white home owners who live on blocks that include frame 2- to 6-flat

buildings are more likely to regard their neighbo.hood as racially
changing.

Modeled percent perceiving stability for those who do and do
not live on a block with frame flats (White Owners)

Presence of No 71
Frame Flats Yes 47

All other things equal, 71 percent of those who live on a block that
does not include frame flats are expected to view the neighborhood
as stable, compared to only 47 percent of those who live on a block
that does. Whether this relationship results from the untidy appear-
ance of frame buildings (which show deterioration more easily than
do brick buildings) or from an idea that minorities are more likely
to occupy these buildings first, we cannot say.

The presence of open space, such as a park, playlot, or alley,
similarly lowers the perception of racial stability. '

Modeled percent perceiving stability for those who do and do
not live on a block with open space (White Owners)

Open No 70
Space Yes 57
!-35!-




In precarious settings, open spaces are seen as places where litter
can collect and "problematic"™ people can loiter. Tn addition, be-

cause of race/ethnic differences in fertility rates and age structure,

children using such spaces are likely to be disproportionately non-
white in those neighborhoods where non-whites are present,

The perception of stability is also strongly related to invest-
ment activity. White owners who are satisfied with neighborhood
property values, who would encourage others to invest in their neigh-
borhood, and who have rehabilitation in progress on their block are
all more likely to see their neighborhood as stable,

Modeled percent perceiving stability as a fun:tion of: rehab-
ilitation in progress on the block; satisfaction with the trend

in property values; and view of neighborhood investment opportu~
nity (White Owmers)

Rehabilitation

Satisfaction with View of
in Progress

Property Values Investment

Yes 72 High 4 75 Encourage 66
No 62 3 69 Discourage 49
2 63 :
Tow 1 57

This set of variables is statistically the most important correlate
of the perception of stability.

As noted earlier, white home owners who believe that integration
does not necessarily lead to decline are in general more likely to
view their neighborhood as stable. However, for those who have been
the victim of a crime, the impact of this belief is wiped out.

Modeled percent perceiving stability as a function of perceived
consequences of integration, and victimization (White Owners)

Perceived Consequences of

Integration Scale Score Victimization
No Yes
Not threatening 3 71 55
2 69 57
1 66 59
0 63 61
Threatening ~1 60 63

Like white owners who have not been victimized, white renters
who believe that deterioration is not an inevitable result of inte-
gration are more likely to perceive their neighborhood as stable,
White renters' perceptions of stability are also related to satis-

faction with the safety of the neighborhood and with views on the
advisability of investment.

Let us turn now to the individual neighborhoods.
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Working Class Neighborhoods., East Side and Portage Par@
exemplily working class neighborhoods with the complex of attitudes
described above. Although neither neighborhood has a measurable
black population, East Side is only a briqge«length away from a
black neighborhood, whereas Portage Park is about one mile away.
East Siders exhibit most sharply the connection between deterior-
ation and perceived racial instability. The presence of large 1awn
litter and flawed housing facades are both related to the perception
of instability.

Modeled percent perceiving stability as a function of block
conditions (East Side White Owners)

Large Litter Visible Flaws in

on Lawns Housing Facades
No 59 No 68
Yes 31 Yes 51

Conversely, East Siders who perceive that things are going
well also perceive the neighborhood to be stable,

Modeled percent perceiving stability as a ?unctign of‘rehaba
ilitation in progress on the block and satisfaction with
property values (East Side White Owners)

Rehabilitation Satisfaction with Trend
in Progress in Property Values
Yes 73 High 4 80
No 52 3 68

- 2 56
Low 1 44

Whereas for most people in most neighborhoods, the perception
of stability is related to a high score on the perceived consequences
of integration scale, the relationship is reversed for‘one group
in East Side. This group is more likely to see the neighborhood as
stableg if they believe that deterioration is inevitable when change
takes place. Their interest is in defendlgg thﬁ neighborhood from
change. Consequently, they join organizations "concerned with the
quality of community life', as shown below.

Modeled percent perceiving stability as a fgnction of perceivgd
consequences of integration and membership in community organi-
zations (East Side White Owners)

Perceived Consequences of Organizati?nal
Integration Scale Score Membership
No Yes
Not threatening 1 65 44
& 0 61 48
~1 57 52
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Since the general issue of racial change is less salient in
Portage Park, residents there are less likely to look for small
cues which might be understood as signs of change, Evidence of
deterioration, which East Siders interpret as evidence of change,
is not so interpreted in Portage Park,

There is, however, a relationship between living on a block
with frame flats and the perception of racial change, In fact,
there is a higher probability that such a block will also contain
Hispanic, Filipino, or other non-white residents in Portage Park,

Turning to satisfaction with safety, we see that the orient~

ation of Portage Parkers is much like that of East Siders who belong
to organizations.

Modeled percent perceiving stability as a function of perceived
consequences of integration and satisfaction with neighborhood
safety (Portage Park White Owners)

Perceived Consequences of

Satisfaction with Safety
Integration Scale Score

Scale Score

Low High
2 3 4
Not threatening 3 * 65 62
2 * 66 66
1 64 67 70
A 0 62 68 74
Threatening -1 60 69 . 78

Right now, Portage Parkers know that the neighborhood is stable and
that they do not have much of a crime problem-~characteristics that
were, in fact, important in their decision to move to Portage Park,
They are much like residents in other working class neighborhoods
who are prepared to fight integration because they anticipate that
negative consequences will follow. They demonstrate the psychology

of the defended neighborhood that has not yet been called upon to
defend itself,

&

Middle Class Neighborhoods. Each middle class neighborhood
shows a distinctive pattern in relation to perceived racial stab-
ility. 1In Lincoln Park, open space is at issue; in Hyde Park/Ken-
wood, it is housing quality; and in Beverly, it is property values.
Crime and victimization, however, are important to the perception
of stability in all three

In Lincoln Park, the parks and other open spaces have been a
selling point in the revitalization of the community. There is a
strong positive relationship between the presence of these amenities
and the perception of stability when people feel secure enough to
enjoy the open areas. When satisfaction with safety is low, these

amenities have a less positive effect on perceptions of neighborhood
stability.
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Modeled percent perceiving’stability as a function of satisfaction
with safety and the presence of open space (Lincoln Park White

Renters)
Open Space Satisfaction with Safety Scale Score
Low High
2 3 4 ‘
No 49 46 43 |
Yes 56 69 82 |

In Hyde Park/Kenwood, those who are satisfied with the safety |
of the area are more likely to see the area as stable. Like East |
Siders, Hyde Park residents perceive evidence of deterioration to ;
be evidence of instability as well. ;

Modeled percent perceiving stability as a function of block
conditions and satisfaction with safety (Hyde Park/Kenwood
White Renters)

Visible Flaws in
Housing Facades

Presence of
Vacant lLots

Satisfaction with Safety
Scale Score

No 72 No 74 High.g 28
Y 60 '
Yes 53 es 2 74 ‘
1 68 |
Low 0 62

|
|

. J

Moving to white home owners ’“un Beverly, we find (as w%th.whlte 1

owners in general) that satisfaction with property values is the

strongest correlate of the perception of stability.

Modeled percent perceiving stability as a function of satis-
faction with the trend in property values (Beverly White Owners)

Satisfaction with Trend in Property Values

High 4 89
3 80
2 71
Low 1 62

The victimization experience works two different ways in Beverly.
First, those who have been victimized are much }esg positive about
the future of the neighborhood., 1In addition, victimization undercuts
the impact of the belief that integration need not lead to decline.

'
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Modeled percent perceiying stability as a function of perceiyed

consequences of integration and victimizati . 0 cel
Owners) ictimization (Bevgrly White

Perceived Consequences of Jictimi i
Integration Scale Score Vietintzation
No Yes
Not threatening 3 94 75
' % 83 71
Threatening 0 gl gg

We have now seen that the percepti i 1
1t ption of racial stability is
an important factor in how people view their neighborhood ang that

crime influences that perception. W .
. We now turn m -
concerns about crime. ore directly to
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TABLE 10

REGRESSION SLOPES FOR THE EQUATION PREDICTING

PERCEIVED RACIAL STABILITY FOR WHITE OWNERS

Predictor Vafiable
Perceived Consequences of Integration
Vietimization

Perceiyed Consequences*Victimization
View of Neighborhood Investment Opportunity
Satisfaction with Property Values
Rehabilitation in Progress
Presence of Frame Flats

Presence of Parks, Alleys or other Open
Spaces

TABLE 11

REGRESSION SLOPES FOR THE EQUATION PREDICTING
PERCEIVED RACIAL STABILITY FOR WHITE RENTERS

Predictor Variable

Perceived Consequences of Integration

View of Neighborhood Investment
Opportunity

Satisfaction with Neighborhood Safety

Large Litter on Lawns

)
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Slope
.03
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Slope

.04

.14
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TABLE 12

REGRESSION SLOPES FOR THE EQUATIONS PREDICTING
PERCEIVED RACIAL STABILITY FOR WHITE OWNERS
IN PORTAGE PARK, BEVERLY AND EAST SIDE

Predictor Variable

Portage Park Beverly East Side
1. Education: College v Grade <33 .16 .18
High School v Grade .13 «25 .00
2. Satisfaction with Property Values .09 .12
3. Rehabilitation in Progress 21
4. Visible Flaws in Housing Facades .17
5. Large Litter on Lawns ~-.28
- 6. Presence of Frame Flats -.37
7. Presence of Flats ~.35
8. Perceived Consequences of ‘ -
Integration .08 V11 .04
9. Victimization .26] .02 .10
10. Perceived Consequences*Victimization -.07] ~,08
11. Satisfaction with Neighborhood -
Safet}' 506 e 10 r
12, Perceived Consequences*Satisfaction
with Safety -.03 ~.03]
13. Membership in Neighborhood _
Improvement Organizations ~13
14. Perceived Consequences*Membership ~.08
15. Presence of Parks, Alleys, or other - _
Open Spaces ~.18 -.65 —e22
16. Presence of Parks, etc.*Satisfaction
with Safety .22
17. Presence of Parks, ete.*Victimization -.31 =~ b4
2
R® = .26 .23 <24

42w

S~ EIW e
s

i

i

e oy,

Predictor Variable

TABLE 13

REGRESSION SLOPES FOR THE EQUATIONS PREDICTING
PERCEIVED RACIAL STABILITY FOR WHITE RENTERS
IN LINCOLN PARK AND HYDE PARK/KENWOOD

Lincoln Park Hyde Park/Kenwood

1. Education: College v Less . .22
2. Incivility -.10
3. Vacant Lots -.35 . -.19
4. Visible Flaws in Housing Facades ~.14
5. Family Income - 007
6. Perceived Consequences of -
Integration .10
7. Satisfaction with Neighborhood
Safety ~-.03 .06
8. Perceived Consequences#
Satisfaction with Safety -.03
9. Presence of Parks, Alleys or
other Open Spaces -.25
10. Presence of Parks, etc.%®
Satisfaction with Safety .lg
2 = .15 r22
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THE IMPACT OF CRIME: PERCEPTIONS OF RISK
AND SATISFACTION WITH SAFETY

Here we focus on two different dimensions of the crime problem--
the perception of risk in the neighborhood and satisfaction with the
safety of the neighborhood.

The measure of the perception of risk is based on the following
two questions:

"How much crime would you say there is in your own immediate
neighborhood--a lot, some, or only a little?"

"Would you say that the likelihood you will be a victim of
a crime in your neighborhood during the coming year is high,
moderate or low?"

The perceived risk measure was chosen for the analysis because it
has many desirable measurement properties and also correlates very
highly with many of our other measures of fear and perceptions of
crime.

The scale of satisfaction with the level of safety in the neigh-
borhood was based on the following two items:

"We'd like to know how satisfied you are right now with various
things in your neighborhood, Are you very satisfied, some~
what satisfied, somewhat dissatisfied or very dissatisfied with:

The reputation of your neighborhood
The safety of the neighborhood"

The difference between satisfaction reports and objective re-
ports of environmental circumstances is that: :

Satisfaction implies an act of judgment, a comparison of what
people have to what they think they deserve, expect or may
reasonably aspire to. If this discrepancy is small, the
result is satisfaction; if it is large, there is dissatis-
faction (Campbell, 1981, p. 22).

Thus, satisfaction with the safety of a neighborhood can be quite
high even though the perceived risk is also quite high, because other
neighborhood amenities make living in the neighborhood worth it.

Figure 3 illustrates the relationship between perceived level of
risk and satisfaction with safety in our eight neighborhoods., Although
the low risk neighborhoods--Beverly, Portage Park, and East Side-~-are
all relatively high on the satisfaction scale, the middle and high
gisk neighborhoods show little systematic relationship with satis-

action. '

by

FIGURE 3

Perceived Risk of Victimization in the Neighborhood and
Satisfaction with the Safety and Reputation of the Neighborhood
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There are strong blacke~white racial differences in risk and
satisfaction with neighborhood safety when we pool the data for all
eight neighborhoods. However, within neighborhoods, there is gener-
ally very little difference between blacks and whites in responses
to crime. With precise contextual measures and controls, the race
differences in our sample disappear.

We see, then, that the neighborhood is of primary importance
in explaining the variation in survey responses to questions of
perceived risk and -satisfaction with neighborhood safety. We now
turn from the relationship between these two measures to the cor-
relates of each within each neighborhood.

Table 14 shows the nonstandardized regression slopes for the
equations predicting the perceived level of risk within each neigh-
borhood, The most important single factor is the presence of bother-
gome people and/or drug users on the streets. These findings are
similar to those which concern levels of "incivility" reported by
the Center for Urban Affairs at Northwestern University. The effect
of incivility on perceived risk is greatest among renters, and
especially among renters in Hyde Park/Kenwood, Lincoln Park, and
Austin.

In addition, the experience of victimization has a fairly
consistent, large effect on the perception of risk in the neigh-
borhood. And finally, for home owners, there is a relation between
the presence of visible signs of neighborhood deterioration and
the perception of greater risk of victimization.

Table 15 shows the regression slopes for the equations pre~
dicting scores on the scale of satisfaction with safety within each
neighborhood. Once again, the presence of bothersome people is
an important correlate of satisfaction in almost every neighborhood,
The direct experience of victimization is also an important correlate
of dissatisfaction in some neighborhoods. On the other hand, there
are a few neighborhoods where victimization predicts risk, but not
satisfaction.

Signs of deterioration come into full play as a predictor of
dissatisfaction with safety in almost every neighborhood. The evi-
dence of disorder from garbage and neglect affects both renters and
ownersdin the level of satisfaction with the safety of the neigh-
borhood.

The perception of stability is correlated with satisfaction
with safety for black home owners as well as for whites. As dis-
cussed earlier, the issue of stability includes not ondy the race
component, but also a social class component, In both cases, then,
the perception of stability reflects one's assessment about the
future of the neighborhood. In the absence of the sense of pre-
cariousness generated by unceriainty about stability, people are
satisfied with the safety of the neighborhood in spite of high per«
ceived risk.
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TABLE 14

REGRESSION SLOPES FOR THE EQUATIONS PREDICTING

PERCEIVED RISK WITHIN EACH NEIGHBORHOOD

South Austin
Shore

Kenwood

White Black
Renter Renter Renter Owner Renter Owner Renter

Hyde Park/

Lincoln
Side Park

Beverly Portage East
Park

Black Black

Black Black

White White White

White
Owner

Owner Owner

.42

17

l24

.22 .49 54 .74 .33

.36

l27

Incivility

Neighborhood

.15

.12

.21

Deterioration

.38 .17 .35 .36

17

.20

.46

Victimization

-47-

.33

.62

Vandalism

.30

.29

Sex

~.39

Single

Avoid Public

.49

Q-

V42

Transportation

.17

Select Safe Home

A4 .23 .16

»10

- 24

Presence of Parks, etc.

.33 .31

.34

.28 .22 «35 .29 J1

A3

.18
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TABLE 15

REGRESSION SLOPES FOR THE EQUATIONS PREDICTING
SATISFACTION WLITH SAFETY WITHIN EACH NEIGHBORHOQOD

Beverly Portage East Lincoln Hyde Park/ South Austin
Park Side Park Kenwood Shore
White White White White White Black  Black Black Black Black
Quwner Owner Owmner Renter Renter Renter Owner Renter Owner Renter
Incivility =, 30 -, 20 -.99 - 47 -,80 -.93 =.33 ~=.43 -.92
Nelghborhood
Deterioration -.28 =22  «=,58 -2 -,23 =~,37 =,25
Perceived Stability .82 .82 1,28 1.05 .46 .26
Victimization -.55 -.84 =.33 -1.00
Vaqdalism
Presence of Flats -.40
Abandoned Units
Avoid Publice :
Transportation -1.36
Psychclogicdl Atitachment W41 .43 1.48
R? .15 15 .27 .35 4 .40 .27 .30 .20 .36
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RACE, CRIME AND NETGHBORHOQD INVESTMENT

must be economice-how d i

. - 0 soclal forces align th

. a ) e ‘
or discourage investment in urban neighbor%oods9m361ves ‘

To address this questi
: " stion, we constr
satisfaction scale asqth 2 ? struc
. () T -
in this section. primary dependen

Eed a_tgg iEem investment
! variable for the ana i
The scale is made up of the following two itemi?SlS

Tt
We'd like to know ho 1sfi
. ] : w satisfied you are right n i
zgzéou:oégéﬁgg :gtyog; geighborhood, . Are ybuogég;tgétis
) : . 1slied, somewhat dissatisfied or )
dissatisfied with the way property values are going}?’ﬁry

"Suppose a famil i ‘

: ly had saved its money and wa inki

3gziggt§ hogse in your neighborhood.y In youi ggiggégg about
ey be making a good financial investment, or éould

they be bett i i i i
borgood?" er off investing their money in another neigh-

Each item was scored -2 to +2, for a scal

The average neighborhood 01
shown or Bop e %6. 00d scores on this s

e ranging from -4 to +4.
cale for home owners are

TABLE 16

AVERAGE NEIGHBORHOOD SCORES o)
: N INV
SATISFACTION SCALE FOR HOME ongggMENT

Neighborhood ggigis g;iggs gégginic
Portage Park _;T;—_ _j—“—h - S
Lincoln Park 3.1 - -
Austiﬁ .3 .1 -

Back of the Yards -.1 -.7 .8
Beverly 3.2 2.9 -

Hyde Park/Kenwood .1 2.5 -

South Shore - 1.1 -

East Side 2.0 - 2.2
TOTAL OWNERS 2.3 1.0 1.1
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We also constructed a scale from questions asking how satise
fied people were with '"'the quality of housing for the money" and
"the general appearance of the streets, grounds, ana buildings in
the area.'" Although having an economic overtone, these latter
measures are more inclusive assessments of the quality of the neigh-

borhood.

Figure 4 shows the average scores on the perceived risk and
investment satisfaction scales for white, black and Hispanic owners.
The pattern is similar to that between perceived risk and satis-
faction with safety we examined earlier, At the aggregate neigh-
borhood level, there is no relationship between perception of risk
and investment satisfaction. This does not mean that crime and/or
fear of crime are unrelated to neighborhood investment, but rather
that this particular reaction to crime is not the component of the
"crime problem" that is most directly discouraging to neighborhood

investment.

Crime is discouraging to neighborhood investment when it
changes the level of satisfaction people have with the safety and
reputation of the neighborhood. The neighborhood scores for invest-
ment satisfaction as a function of the satisfaction with safety
scale are graphed in Figure 5. The relationship between these two
factors at the neighborhood level is quite strong.

Similarly, as Table 17 shows, satisfaction with housing quality
and neighborhood appearance is also related to investment satis-
faction. In every neighborhood but Beverly, it is one of the strong-
est predictors of investment satisfaction. At every given level
of satisfaction, whites report they are more willing to invest than
are blacks and Hispanics.

TABLE 17 E

STANDARDIZED SCALE SCORES FOR THE RELATIONSHIP BETWEEN SATISFACTION
WITH HOUSING QUALITY AND NEIGHBORHOOD APPEARANCE, AND INVESTMENT
SATISFACTION FOR RACE/ETHNIC GROUPS POOLED AND BY NEIGHBORHOOD

White Owners Hispanic Black Owmners

Satisfaction with ©Pooled Portage East Beverly Owners Pooled South Austin ]
Quality/Appearance Park Side Pooled Shore :
Low -1 % % % * % oA .3 -.4

0 1.6 1.5 1.5 .0 .8 .9 .0

1 1.9 2,0 1.8 .6 1.2 1.5 4

2 2.3 2.4 2.0 1.1 1.6 2,1 .8

3 2.6 2.8 2.3 1.7 2.0 2.7 1.1
High 4 2.9 3.3 2.6 2.2 * *

* too few cases to predict accurately
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FIGURE 4 Perceived Risk of Victimization in the Neighborhood
and Neighborhood Investment Satisfaction for Home Owmers : FIGURE 5
5 : '
® White
Investment
Satisfaction , ' » Plack Investment
v l' 3¢ Hispanic Satisfaction
| | T
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Satisfaction with the Safety and Reputation of the

Neighborhood and Neighborhood Investment Satisfaction
for Home Owners

@ White

8| Black

Austin {
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Lincoln Park e

Hyde Park East Side
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Beverly

@ Portage Park
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Satisfaction with Safety
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;o . .

markeg:sgnaghwhlye fl}gh? is malnly responsible for soft housing

qarkets : gbc1ty, it is thg decision of whites to stay and invest

o3 the hbneig dorhoogl which will most often determine the nature

of n ghborhoo hous;ng markets in the near future, Consequentl
want to look particularly closely at white home owners, 7

using 3 nunber o contrgl varsersse oLirE OVeT melghborhoods and
: . - S, we see that perception
g;ﬁsétf;azfggcgrigséSiggngtgzg_sgbjigtive responsgs topcrim: 35 not
. LV Israction. However, di 7 3
with safety avoiding public t . » dissatisfaction
" ’ ransportation becau f i

vandalism are all factors th i ¢ oiL crime, and

: a .
that investment is worthwhile? tead whlte owners to be less certain

Modeled scores for the relati
v ation b i i
investment satisfaction (White 0w§§¥:§n reactions to crime and

Satisfaction Low 0 }.9 Avoid Public No 2.4 Vandalism No 2 4

with Safety 1 :
Scale Score 2 5:% Transport Yes 2.1 Yes 1.9
3 2.4
High 4 2.6

e figgeghgs giimige the responses in each particular neighborhood
the ond t measurZslguiggzi gigéng a significant black population do
) S erentiate white
of investment satisfaction ithi X and East Side Tent
; d - Within Portage Park and East Si
Egegiiég ggdrgiiggggegitggig gictimization Or any measure o%diéaction
. . lsfaction. But in Beverl h i
strong relation between satisfaction with safety andyingézzgegi :

satisfaction, but primaril 4
is racially unstahie J among those who believe the neighborhood

Mgggéeg.scorgs fo? the ef?egt of satisfaction with safety and
P ption of racial stability on investment satisfacti
(Beverly White Owners) on

Satisfaction with Safety Scale Score

‘ 2
Stable No 1.5 2?4 342
Yes 3.2 3.6 3.9

Eﬁ;?oggecgapgﬁbthat provide part of the justification for thinkin
oot the eighborhood is not a good investment. In racially hete%-
gene hareas, powevgr,g kind of multiplier effect ig at work:
people who are dlssatlsf}ed with safety are less likely to supﬁort

. .
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To understand its impact, however, we must first discuss how the
physical attributes of a neighborhood affect investment satisfaction.

Controlling for the level of satisfaction with neighborhood
appearance, there is still a significant relationship between
visible signs of deterioration and lower investment satisfaction.
Controlling for both of these measures, there is yet another strong
relationship between there being a boarded-up building on the block
(measured by our field observation) and investment satisfaction.
Controlling for everything else, there is about a 2 point difference
on the 8-point investment satisfaction scale between those who live
on blocks having this feature and those who do not.

The perception of racial instability changes the way that some
physical features are interpreted. For example, open spaces on the
block reduce investment satisfaction for those who perceive the

neighborhood as unstable.

Modeled scores for the effect of open space and perception of
racial stability on investment satisfaction (White Owners)

Open Space

No Yes

Stable No 2.3 - 1.9
Yes 2.3 2.6

‘Similarly, the presence of 2- to 6-flats on the block lowers

investment satisfaction for those who see the neighborhood as unstable..

Modeled scores for the effect of flats on the block and perception
of racial stability on investment satisfaction (White Owners)

Presence of Flats

No Yes
Stable No 2.4 1.8
Yes 2.4 2.5

The presence of open spaces on the block is also related to
investment satisfaction among Hispanic and black owners, although
in somewhat different ways than for whites. For Hispanics, the
presence of open spaces decreases the level of satisfaction with
investment among those who have been victimized. For those who have
not been victimized, the open spaces are an amenity.

Modeled scores for the effect of victimization and open space
on investment satisfaction (Hispanic Owners) :

Open Space

No Yes
Victimization No 1.0 1.8
Yes 1.4 -2.2
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For black home owners, the
] , € open spaces are more unambi.
negative. Moreover, those with such features on their blocﬁuggzly

less likely to transla i i i ;
satisfactign. te satisfaction with safety into investment

Modeled scores for the effec
C f t of open space and satisf i
with safety on investment satisfaction (Black Owners) aetion

Satisfaction with Safety Scale Score
-1 0 1 2 3

Open Space No .5 .9 1.2 1.

Yes .8 .9 1.1 1.

Fina}ly, as for white owners,

the perceived consequences of in

faction among black owners.
of the consequences of integr

there is a relationship between
tegration scale and investment satis-
Blgck owners who have a negative view
ation are more negative on investment

: & stment satisfaction for eac i
lower on the perceived consequences scale is greater forhbggéag

Modeled scores showing the effect of perceived consequences

of integration on investment i :
satisfac .
Owners, Beverly White Owners) tion (Black Ouners, White

Perceived Consequences of Black i
Integration Scale Score Owmners gﬁﬁéis %ﬁzgzlgwners
Threatening -1 6 2.2
0 '9 2.2 2.9
1 1.2 2.3 3.1
N 2 1.5 2.4 3.3
Not threatening 3 1.8 2.5 3.5

In sum, as with percepti 114 ]

; ptions of stability and satisfacti i
g;f:ty, attitudes towgrd investment are temeréd by a whoizngnW;th
of n\erentsé gach of which can be defined as news of upward trendg
C WS O ownward trends. Crime as monitored through the victim-

b

and when things are perceived to be going well, crime seems to be

When things are perceived t i
! . : 0 be goin
crime 1s taken as one more piece of evidence that th%s ig Eﬁngése

o i i i

CONCLUSIONS

The perception of racial change (and social class change in
black neighborhoods) plays an important role in augmenting the
consequences of fear of crime. Succession is seen as bringing with
it a host of undesirable attributes, of which crime is just one,
which lead to the undermining of neighborhood appearance and property
values,

How this process works can be seen when we introduce our scale
of the perceived consequences of integration. Those respondents who
do not believe that integration brings crime and declining property
values are less likely to see succession as imminent, and, conse-
quently, more likely to be satisfied with the safety of their
neighborhood. For those who have been the victim of a crime, however,
the belief that integration does not necessarily lead to decline has
no effect on the perception of stability. In contrast, in our
two non-integrated white neighborhoods, many of the residents do
believe that integration brings crime and declining property values.
Yet they are not worried about crime in their neighborhoods, and
they are going to keep integration from happening.

One sees this set of issues played out in the community organ-
izations we have observed as well as in our respondents' assessments
of neighborhood investment potential. Organizations that do well
in community crime prevention programs are also organizations that
are set up to.deal with a host of succession-related problems-- :
particularly those concerned with the real estate market and school
issues. Fear of crime per se is not a motivator to long-term
collective action,

The perceived linkage between race and crime can also help us
to understand why parks and other open spaces are an amenity in
some neighborhoods, but not others; and why youths standing on the .
street bothering people augment fear of crime. Each is a setting
in which either minorities or representatives of the underclass .
can be easily seen.

The perceptual linkage between crime and racial change is a
subtle one, and we have tried to trace some of its wvariations. We
do not think in this case that crime is a code word for race. Fears
of crime and fears of racial change work differently in our analyses.
Nonetheless, corcern about one is linked to concern about the other.

Crime by itself is not a deterrent to economic growth. One
can perceive high crime in one's community and be fearful of it
and still discount it because other aspects of the neighborhood ‘
are compensatorily rewarding. This is one reason why fears of '
succession relate both to crime and to negative attitudes toward
investment. The assumption is that other aspects of community life
will also be eroded.
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In addition, dense community organization is not, by itself,
protection for the community against those consequences of crime
which will lead to reduced demand. Under certain conditions,
organizations with a full-time paid staff, adequate resources, and

connections to the external world may be more effective than grass
roots participation.

And it seems to be the case that once development patterns are
set in motion, many other forces come into play, redefining the
past and generating new positive meanings for physical features
in the community. When deterioration sets in, the opposite is

more nearly true. We have already discussed the role of open
spaces in this regard.

Implications for Policy

Some of the policies which flow from our observations are
long-range and massive. Recommendations (which we support) have
been made before to reduce the size of the underclass by providing
training and jobs for the poor. And it seems simplistic in 1981

to promote the virtues of racial integration and to deplore the
harmful effects of prejudice.

There are, however, recommendations which can be made within
a more limited framework. First, our findings suggest that policing
and community crime prevention activities may be most successful
at arresting deterioration in low ‘crime areas into which the movement
of minorities is likely to occur. For residents' sense of security
must be nurtured if crime is not to become linked to racial fears.
In such settings, racially-integrated activities such as ''salt and
pepper'' police teams, inter-racial sporting activities for youth,
and community-based organizations for adults become important.
For community crime prevention activities to have positive conse-
quences, they should be connected to organizations which have
neighborhood maintenance and development as their primary goals.

Second, we have seen the way open spaces work to increase
fear in unstable communities. Well-meaning efforts to develop
small parks in such neighborhoods as a first step toward development
are, consequently, likely to backfire unless they are linked to
visible and self-conscious security arrangements.

The role of litter in exacerbating anxiety argues for concen-
tration of city services in such area to prevent litter build-up.
Similarly, we have seen that boarded-up and abandoned houses also
have negative consequences for how people view their safety. Our
findings argue for getting these buildings back into the user stream

rather than tearing them down. (To leave them standing vacant is
inexcusable.)

In short, one is involved in a broad-gauge effort to build
community confidence. And communities find it difficult to do this
by themselves. High crime rates can easily be connected in people's
minds with the broader sources of neighborhood deterioration; when

this happens, it is not easy to reverse the pattern without massive
resources.
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