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According to many of our country's planners, we
must change the land use patterns of our metropol-
ilan areas. They point to urban communities in
Europe as models noting many features which, if they
were available, would improve the quality of life in
our own cities:

. Heavy concenlration of {amilies, including rhe
more affluent, living in and around the central city

. Ma.ior community retail centers in downtown areas

o Mass transit systems which provide excellent trans-
portation to and from centralcity areas and reduce
the automobile population

. Shorter distances between homes, employment,
medical facilities, churches, recreation places, etc.

. lower energy consumption for lransportation and
residential building heating and cooling

ln view of the environmental problems, the wasteful
land use due to urban sprawl, and the pressing needs
to conserve energy that the United States faces, it is
especially important, say the planners, that we follow
the European example. Yet these same planners
often end up shaking their heads in frustration and
disbelief.

Tracing Our Urban Roots
Before we can decide what, if anything, American
cities should import Irom their European counter-
parts and how, let's look at the origins and growth of
both. What has caused them to develop as they have?

Most European cities began near a port on a sea, river

Roy P. D.achman, CRt, is ownet ol Roy Drachman Realty Com-
pany, specializint in commetcial teal estate- He is chaitman ol the
Arizona Covernor's Advisory Commission on the tnvtonment
and ol lucson's Lznd Use Subcornfiittee. A past president ol the
Atuetican Society ol Rea, fJtale Counselors, Drachman has also
served as president ol the lntenational Council ol Shopping
Centers and the Utben Land lnstitute-

EUROPEAN AND
AMERICAN CITIES:
A COMPARISON
by Roy P. Drachman, C.R.E.

or lake. For centuries, growth was kept as close to the
dock area as possible so that people could walk to
their jobs, to school and to recreational, religious and
medical facilities. Only the very wealthy could afford
country estates {or weekends and vacations and they
were usually within ten to fifteen miles away - only a
few hours by horse-drawn vehicle. This resulted in
high residential and commercial (fabricating, pro-
cessing and manufactu ring) densilies near the harbor.

Designed and built by settlers with a European
heritage and with recent recollections of their former
homeland, many early American towns were dupli-
cates of European cities. New York, Boston, Balti-
more, Chicago, New Orleans, San Francisco, Phila-
delphia and Cleveland are examples. Evidence of
their European influence remains today. Dozens of
midrise and, in some instances, highrise apartment
buildings surround the downtowns of these urban
centers.

The Aulomobile Arrives
With the advent of motorized transportation in the
early 1900s, it was no longer necessary to live within
walking distance of one's daily destinations. Still in
their infancy, American cities were dramatically
affected compared to the more mature European city
centers. Rail service had provided some transporta-
tion in a lew communities enabling their residents to
commute quickly and economically. However the
railroad's greatest growth period was in the early
days of the automobile and it wasn't long before
nearly every family owned a car.

One did not need to be wealthy anymore to enjoy
country living, nor have to wait until a subslantial
"nest egg" was saved before realizing the lulfillment
of the lifelong ambition to live in one's own home on
one's own land. A family that could not alford an in-
lown residence or even a cooperative apartment,
could now buy a small house on a low-priced
suburban lot. All thanks to the automobile. However
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it also was the automobile that caused major chanBes
in older cities and would dominate the patterns for
new metropolitan areas such as Los Angeles,
Houston, Miami, Phoenix, San Diego, Salt Lake City,
Dallas-Fort Wonh and hundreds of smaller places.

Exodus to the Suburbs
The flight which began to peripheral areas in all
communities - old and new, large and small -quickly reached massive proportions. Although
thwarted for a decade and a half by the depression of
the thirties and the construction ban during World
War ll, the die had been cast. The clamor by millions
of Iamilies {or suburban housing began anew with
the end of the war. Builders evernvhere responded
and conslructed millions of homes. Almost ninety
percent ol them were on individual lots.in new
subdivisions on the peripheries of communities. The
automobile had eliminated any physical restraints to
the new suburban lifestyle and easy Iinancing
through the tHA and Cl housing programs removed
the monetary ones.

The families that remained in the inner city of
America's growing communities were generally
older {amilies who either enjoyed a good lifestyle
because they lived in luxurious residences or who
felt a strong sentimental altachment to their long
time homes and neighborhoods. But it was iust a

matter of time before many of them abandoned their
old homes for a suburban residence. Only a very few
moved into highrise apartments close to the down-
lown areas.

ln almost every city in America, these large aban-
doned older apartment and single family buildings
became the new homes for thousands of minority
families leaving the rural areas. The exchange was
disastrous for most communities. Loss of resident
purchasing power and retail income, and increased
demands on city services, occurred simultaneously.
The residential flight to the suburbs was accom-
panied by a similar movement of most retail estab-
lishments and thousands of jobs. The resulting loss in
property tax collections and revenue weighed heavy
on the central city, which had not only inherited the
poor minorities but hundreds of empty job centers.

To make matters worse, transportation from the
inner city to iobs in suburban plants was either
nonexistent or woefully inadequate. City schools
suffered from both the loss of most o{ the better
teachers and the new demands from suburban
schools for huge funds to meet their growing needs.
Accordingly, along with the quality of their educa-
tion, the skills of inner city youths dropped which has
caused them to have the highest unemployment rate
in the United States year after year. Lack of training
and jobs led to increases in crime, making the city
cenlers dangerous, especially after dark. Who would
want to live in such a place? The answer is obviously

no one, including those who live there now and have
no way to escape.

The Model of Today's European Cities
The features of [uropean cities are very appealing.
Many cities are attractive places to live and appear to
{unction efficiently. But what can we learn from
them?

Europeans have witnessed very little change in their
central cities during the last 50 years. lt is true that
thousands of automobiles are now found on the
streets and that many parking garages have been
added to the scene; but their cities have not sul{ered
the large sections of rot that have occurred in
American cilies and which are caused mainly by the
inllux of the poor minority families. Slum areas exist,
but are generally located in neighborhoods which
have always been home for lhe underprivileged. The
slums are not found in the heart of European down-
towns nor have they eroded the better residential
areas in the inner cities.

Historically, small and midrise apartment buildings
have ringed the downtown areas of such cities as

London, Paris, Rome, Brussels, Madrid and many
smaller ones. Many downtown buildings provide
business locations on the first floor or two and have
apartments above, although the bener residential
units are in buildings without commercial facilities.
ln Paris, there are hundreds of blocks of four- to six-
story apartment buildings that are eighty, ninety and
sometimes over one hundred years old. They have
been modernized on the interior, elevators have
been added, and most have been continuously
occupied for generations and by many of the city's
wealthiest families.

No mass exodus of families to the suburban areas has

taken place and there are no large numbers of
apartments for minorities to occupy in central city
areas. ln Paris, as in many European cities, in-town
apartments have provided the community's best
lifestyle for years. Contrary to the custom in most
American metropolitan areas, families in Europe
which can afford the very best almost invariably have
chosen inner city apartments over suburban houses.

Neither have retail Iirms abandoned their traditional
downtown locations for suburban shopping centers
(although many have branch stores in outlying areas),
nor have commercial firms left their offices in
downtown dislricts to the degree they have in
America. Simply stated, people in European down-
towns have employment opportunities as well as

goods and services available near their homes.

Many of these cities have fixed rail transportation
systems which enable people to travel into and out of
the downtown areas quickly and economically
without cluttering the slreets with automobiles. The
better restaurants and hotels are located in the

PROFESSIONAL DESIGNATION OR
MERIT BADGE-A MODEST PROPOSAL
bv Lvnn N. Woodward
aid 'Marcella Roberts

Tongue in cheek, author Kurt Vonnegut in his 1952

norll Pl.y". Piano described a fictionll Dr. Pond
who had "spent seven years in the Cornell
Craduate School of Realty to qualify for a Doctor
of Realty Degree." Undoubtedly this was the
ultimate professional designation in an industry
which has a merit badge syndrome.

Professional designations, noled by initials
following the recipient's name, are generally
recognizid as an indication of competence and
special achievement. The number of initialized
merit badges in real estate, however, is now
approaching fifty. CRE, MAl, SRA, CPM, CCIM,
CRI, SlR, and CRB are just a few of the best
known, and even persons familiar with the real
estate field may not know what these designations
stand for.

ln every aspect ol real estate, participants can earn
a designation. ln fact, twenty-four organizations in
the United States and Canada offer forty'one
designations in lhe real estate industry.l A summary
of the designations, requirements, and

organizalions is given in the tiSure. The particulars
in the chart may not be completely accurate and
lhe X's represent approximations ol the detailed
requirements to receive an organizalion's
designation. Since the chart was completed,
additional designations have become known, such
as lFA, SIFA and IFAC of the National Association
of lndependent Fee Appraisers, St. Louis, Missouri.

The number of designations is Setting out of hand.

Lynn N. woodward is ariistanl proleisor ol administalion and
D@lettot ol real estate ,nd land use economrcs al wi(hila Slale
'1.)nNer\ty- 

He is arso preiident ol Americao Rea, fttate Analysls,
lnc.. writesa weekly real estalecolumn lor lhewichita lounaland
has authored numetoui artrcles in rea, eJlale Publicalions.

Marcella Robeds is cofipletint het traduate de$ee in urban af-
/airs and real eilate at the centet ol Urban studieJ et Wchila slale
llnivertity. She is active in Robco, lnc., a wichile home and com'
fiercial building ltm.

At present, and with more appearing every month,
twenty-one designations represent the professional
area of appraisal and assessment in the United
States and Canada: SRA, SRPA, SREA, RM, MAl,
SRAVA, ARA, CRA, AACI, RRA, R.1, CA-R, CA-S,
CA-C, CAE, AAE, CPE, RES, lrA, SltA, and ltAC.
The recenl increase in designations within the
aooraisal field has been to define different levels of
splcialization. lt has been an outgrowth of the
';extremely demanding" requirement that
candidatei for designation by the Society of Real

Estate Appraisers and the American lnstitute of Real
Estate Appraisers must have a college degree.

The increase in designations in brokerage has been
to define levels of specialization. A residential
salesman can first become licensed, then a Realtor-
associate, then a CRI and then a CRS. lf the
salesperson "moves up" to commercial and
investment brokerage, the designation is the CCIM.
Other fields such as property manaSement and
corporate real eslate have multiple designations
representing d ifferent levels.

ln other professional fields, such as medicine (MD),
accounting (CPA), financial analysis (CtA),
architectuie (AlA), Iaw (JD), and academia (Ph.D. or
DBA), only one or two designations, as noted
within parentheses, are recognized. The initials are
associated in the public's mind with competence in
,rat professional area, and the designation's

purpose is to bring such professionalism to the
attention of the public being served. With the
nearly fifty designations in real estate, the public is

conlused and the designations become merely a

merit badge to show accomplishment to others in
their own (ield.

Very few designations have achieved the critical
volume in numbers of designees and the dollars
related to these numbers to provide promotion and
public relations efforts which will gain the level of
iecognition comparable to that Siven the MD' CPA,
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Summary
The study of the demand for real estate analysis
reports by savings and loan associations and li{e
insurance companies reveals that proportionally
more savings and loans utilize these reports than life
insurance companies. Moreover, the linear relation-
ship between asset size and savings and loan was
somewhat more regular for savings and loans than
for large life insurance companies and much more
regular than for medium sized life insurance com-
panies. The study also indicated that the real estate
mortgage investment behavior for the large life
insurance companies was better related to asset size

- the medium sized insurance companies seemed to
display an erratic investment policy that could not be
explained by linear regression.

Savings and loan associations demonstrated a strong
positive correlation between asset size and single
family and commercial appraisals requested from
outside suppliers of these services. This indicates that
larger savings and loans request relatively more out-
side appraisals than smaller savings and loans, dis-
proving a priori beliefs that the larger firms would
have larger staffs to provide these services, avoiding
outside suppliers of these services.

Life insurance companies exhibited a positive corre-
lation between single family appraisals and six types
of nonappraisal analysis reports. The utilization of
nonappraisal analysis reports may be explained by
the heavier investment intensity of life companies in
new development where nonappraisal reports are
particu larly useful.

Appraisal {irms are the most frequenrly sought firms
from which real estate analysis reports are requested.
Recommendation by satisfied users is the most
frequently encountered reason for selection of a
supplier o{ these services. lnvestigation of lhe mean
time per report provided internally indicated that
such times are generally less for savings and loan
associations than for life insurance companies. About
twice as many savings and loans as life insurance
companies employ designated appraisers (forty-six
percent vs. twenty-eight percent).

downtown areas in nearly all European cities. This is
the case only in older cities in the United States, such
as New York, New Orleans, San trancisco and one or
two others. Unfortunately, it is not sale on most
streets in these cities and the hotels and resiaurants
rely on the heavy concentration of business offices
and daytime employment and nighttime entertain-
ment activity for their success.

Fear of violence is noi a factor in most [uropean
cities. The downtown areas a{ter dark generally are
not deserted and the streets are safe places in con-
trast to American cities. As a resull, great numbers of
pedestrians can be seen out strolling for an evening
walk and going to and coming from theatres, stores,
libraries and educational institutions.

It should be recognized that many European coun-
tries have laws that give power to public officials and
their planners enabling them to control the volume
of growth of housing units and, in some cases,
commercial development. They can control the
location of new residences and through this control
can dictate the destiny of their cities.

. ln trance, regional shopping center sites are
chosen by the national government and are leased
or sold to a developer selected from a list prepared
by government agencies. Competition with the
downtown retail district remains restricted.

o ln Denmark and Sweden, the locations and num-
bers of new residential districts are completely
controlled by the "state" which also has control
over installation of utilities, roads and fixed-rail
mass transit lines running into Copenhagen and
Stockholm.

The regulations and controls existing in most Euro-
pean nations have had a lot to do with what has
happened to both the cities and the suburbs. Most
Americans would not accept such controls in any
form - that's why their ancestors left the "old
country" in the first place. However, no matter how
they are measured, healthy downtowns are found in
nearly all urban areas in Europe.

The American Cityscape and lts Stumbling Blocks
American cities are decidedly diflerent than their
European counterparts and all efforts to import old
country Ieatures that would unquestionably improve
our inner city areas have largely failed.

Any student of America's cities must note the recent
and continuing burst of development of office space
in the inner city areas. Millions of square feet of new
office buildings are being constructed in almost
every community in the central city areas. (This has
happened to a lesser degree in European cities, some
of which through architectural controls have dis-
couraged new highrise structures and forced most
new office development into peripheral areas such as
La Defense outside Paris'central district.) The vilality
of American cities is enabling them to absorb a new
wave of highrise office space that is cosring $100 or
more per square fool to build and which is readily
renting at $18 or more per square foot annually.

Hotels are likewise being built in the central city
areas of some communities and others are planned,
but these are generally parl of a convention complex
provided at public expense in an effort to revive a
fading part of the community. And again, these
hotels have not had a major impact on retail patterns.
Witness the Omni Centers in Atlanta and Miami,
although the latter is steadily improving. Dallas, New
Orleans, Phoenix (which has been a disaster to date),
Tucson, San Francisco and a few others are also
examp les.

So while we are seeing a revival of the central city as a
place where some companies want to operate their
business, it is also evident that they are stricrly "nine-
toJive" activity centers with practically little or no
spillover benefits to retail, recreation or restaurant
operations.

Retail establishments have long had problems with
extremely high rates of "shrinkage" in their invento-
ries in central city stores from shoplifting and from
inside thefi because of the type of person employed.
It is not uncommon for shrinkage to exceed the
profits of a store, making costs of securily much
higher in nearly all downtown department stores
than in the branch stores. As a result ol these
problems, retail concerns are focusing all or most of
lheir expansion plans on outlying areas.

Violence has been another factor in the loss of retail
establishments in our cilies' downtowns. Violence
and fear of violence are an accepted way of life for

NOTES
1. Board of Covernors ol the federal Reserve System. tlow of

tund Accounts 1946-1975. Annual Tolal Flows and Year-end Assets
and Liabilities. (December 19761, 121,127.

2. f. David Cummins, ed., ,nvestmenl Acliviliet ol Lile lnsur-
ance CompanieJ (Homewood, lllinois, Richard D. Irwin, 1977),6E.

. Great Britain controls the land area occupied by its
larger cities. For example, the government has
established a "ring" of open space around London
and has acquired all rights of development within
it without compensation to the owners - an open
space easement over farmland, in reality. To ac-
commodate its growth rate, the national govern-
ment has a long-term program {or the develop-
ment of "new towns." Well over a million English-
men and Scotsmen now live in these government
sponsored and financed new lowns. This has
relieved the pressure for growth in lhe inner areas
of thelr larger communities. An important feature
of the new town is a program to encourage large
companies to locate plants and employment cen-
ters there. These incentives include money for new
machinery, factory buildings, employee training
and even bonuses to both the companies and
employees.

o Belgium and Holland also have tight land use
controls that would not be possible under our
Constitution. Their cities and suburbs expand only
as much as the "stale" determines.
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indicating a high degree of positive correlation in the
two ranking structures.

TIGURE 5

Service lndustries Irom which
Life lnsu rance Companies and

Savings and Loan Associations Request
Real Estate Analysis Reports

" F requently or on Occasion"

percent) and " personal-social relationships" (twenty-
eight percent and forty-two percent). Also important
was the use of trade directories. Twenty-five percent
of life insurance companies and twenty-two percent
of savings and loans utilize trade directories in their
selection o{ suppliers ol real estate analysis reports.

The survey also indicated that twenty-ei8ht percent
of life iniurance companies employed designated
appraisers and eight percent employed designated
reil estate counselors. Forty-six percent of savings
and loan associations employed desiEnaled ap-
praisers on their staffs. The relatively large percent-
ige of savings and loan associations employing
designated appraisers may be explained by the
highir mortgage intensity of those firms.

TICURE 6

Methods Used "Frequently or on Occasion" by
Respondents to Seek Real Estate Analysis Services

from Outside Consu ltants
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37
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dwellers in lhe central cities or "war zones." They
either have elaborate security systems in their luxury
residences or, if their homes are in the areas long
since abandoned by the aflluent, they live in constant
fear. ln many cities, shoppers don't feel safe on the
streets or in the parking garages in the daylight much
less in the evening (which has become an increas-
ingly important shopping period now that fifty
percent of the country's women are employed).
Those who don't have to be downtown after dark,
and even during the daytime, stay away.

We hear much about the "movement back to the
city," but so Iar moving large numbers of families
back into the inner city has been a fruitless endeavor.
Looking at statistics {or several cities, it is apparent
that the movement is a trickle at best. The figures for
Chicago over the lasl few years show that the number
of minority families that have moved into the city
only slightly exceeds the number of affluent families
who deserted to the suburbs. ls Chicago any better
off with such a slight population increase considering
the type of change that has occurred? The answer is

obvious.

A recent study by the Rice Center on Browth patterns
in the Houston area and the effects on future growth
of attempts by various government aBencies to direct

new residential developmenl into the inner city,
forcefully states that not more than ten percent of
the residential units to be created in greater Houston
during the next ten years will be located in the
central city. The growth patterns established during
the last two decades will prevail, which means that
ninety percent of Houston's Erowth will be located in
peripheral areas of the community.

Many American communities have been attemPting
to encourage and./or force homebuilders to con-
struct new housing in the inner city with little or no
success. ln Tucson, such an effort, with full support
and cooperation o{ the local association of home
builders and all agencies involved, required over two
years and a sizeable "money and services" contribu-
tion by the city to provide less than forty units.
Unfortunately this project did not triSEer other
homes to be built in the inner city and is considered a
failure in achievinB the desired goals.

Principal problems in moving people into the inner
city revolve around the availability of land in neigh-
borhoods that are acceptable to families and at prices
that will not force the cost of such housing to rise
beyond the price home buyers can afford. Without
exceplion, land for housing in the suburbs can be
purchased al a fraction o{ the costs for land in the

Sample Size 67

5pearman's rank order
correlation coefficienl lrs) 0.803 (".01)

' Statistically siSnifacant association between Iife insurance
companies and savings and loans, and lhe service industry
from which analysis repons are requested at the 0.05 level of
sitnificance (Chi-squared lest for association between
industries).

" Rejed the nurll hypothesis, Ho:ps=0, vs. the ahernative
hypothesis, Ha: pr>0, at the level of signilicance shown.
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The methods used to seek out suppliers of real estate
analysis reports by savings and loans and life insur-
ance companies are very similar (tigure 5). "Recom-
mendations by satisfied users" was top ranked in
each case (fiftyJive percent and sixty-eight percent)
followed by "personal contacts made at trade meet-
inglseminar" (twenty-seven percenl and forty-nine

Spearman's rank order
correlalion coefficienl (I!) 0.870 (..0.01)

' Sratistically ritnificanl difference between indust.ies and lhe
given meihod al the 0.05 level of siSnificance (Chi-lquared
test lor association between indutlries).

" Reiect the null hypothesis, H6:05=0, vs. lhe akernative
hypothesis, Ha:ps>0, al lhe level ol sitnificance shown
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TIGURE 4
Average Time Per Report Provided

Average
Houls

Standard
Devialion )
Number
of cases

Life insurance companies

(

Savings and loan
associations

Type of report

1007" Samole
of top 2Oi9
respondents

Sample of
next 480:58
respondents

Single family
appraisals

Farm appraisals

1',I

15

28

12

12

17

18

l

(14)

(11)

4

5

7

6

5

3

2

4

2

3(3)
I

( 1)
47

t2l
15

(11)q
{6)
38

(16)('1.0s)
18

l22l
3

(12) (*.0s)
14

3

4

12

)

16

33

'19

4

7

18

Commercial
appraisals

Review of outside
appraisals

Competitive
property studies

Demand studies

Market studies

Financial analyses

H iehest and best
usE studies

Site selection
studies

Environmental
impact studies

Land use control
analyses

Economic base
analyses

Land use analyses

Public sector
fina,ncial impact
anatyses

Sample size

16 ( 2s)
15

3(s)
28

5 ( s)(*.05)
'10

s ( 11)
20

6( 8)
5

4 ( 1X'.0s)
4

170 (289)
3

17O \287)
3

21 2)
2

6( 7l
6

2\ 2l

58

l26J

(13)

l7)

il ilfr !llllrrr
I

(3)

(3) 4 ( 4)(i.0s)
8

2)

05

4)
6

2l
0

s)
7

1
,l

'l

It(3)

l'
Faneuil Hall

Boston, Massachusetts

' Hypolhesis that_the mean hours per report provided by savings and loan sample and
sample of 480 life insurance companies are equal may be rejectid at the level oi signif!

*' Less than 2 cases reponed

central cities. ttJprice differential for inner city land
runs from two to five times the cost for land in the
suburbs.

This differential could be offset to a considerable
degree by increased densities in the inner city.
Townhouses and condominiums with densities of ,-rp
to ten units per acre would reduce the impact of
higher land costs. But there is a hindrance. Residents
in city after city have told their elected officials at
public hearings that they are strongly opposed to
increasing densities in their neighborhoods. This
applies to many run-down older areas where near
slum conditions exist as well as to better residential
sections. The result is that it is very difficult, if not
impossible, to get elecled officials to bite the bullet
and make the unpopular political decisions needed
to move a large number of families back into the
inner city.

The United States federal government, in coopera-

tion with local public agencies, has spenr billions of
dollars in efforts to create suitable housing and revive
the inner city areas through its urban renewal and
public housing programs only to see disastrous
results. Both programs have been abandoned. To
make matters worse, in many cities where govern-
ment sponsored rehabilitation programs were re-
sponsible for a considerable number ol very old
houses being remodeled for occupancy by more
affluent people, those being forced oul had no place
to move. Furlhermore, dilapidated residential units
occupied by the poor are being assessed by raxing
authorities in accordance with the values of nearlv
rehabilitated dwellings. The resulting increase ii
taxes causes minority residents to be priced out ol
the market and again with no place to go.

Moving families back to the inner city is Iraught with
a cha in of events that only creates new problems. The
lure of "a home on a piece of land of my own" has

1

2

559

firms are, in fact, the most frequently sought firms
from which analysis reports are requested (Figure 5).
Presumably, this results from the intensity of
appraisal report use by both savings and loans and
life insurance companies. Life insurance companies
appear to be more likely to seek analysis reports from
other service industries including law, real estate
brokerage, management firms and engineering firms

tomentionafew

While percentage differences exist between the two
industries and the firms from which they request
services, the ranking of suppliers is similar. For exam-
ple, appraisal firms are ranked first by both indus-
tries. The Spearman rank order correlation coeffi-
cient, which may vary from +1 to -1, was 0.803,
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been too strong for the majority of American {amilies
Io resist, especially in view of the higher cost of land
in town and the problems relating to violence,
smaller-sized dwelling space, poor schools, lack of
open space and, in many cases, higher taxes. Re-
duced driving lime, reduced heating and cooling
bills and better cultural facilities have not been
enough to offset the negatives.

It appears that the biggest stumbling blocks to
changes in our cities are, {irst, an inherent desire by
Americans for their own home on their own prop-
erty, and second, fear of violence. A psychologist
might say that these are emotional issues, and to a

large degree they are just that, but emotions are very
powerful in causing one to do or not do a lot of
things.

Looking tnto the Future
It is important to acknowledge that our cities are the
way they are because of the automobile. To change
them materially would take decades. Americans
might well opt for a war before they'll give up their
automobiles, although there are compromises that
no doubt will be considered before such drastic steps
are taken.

Unless a very large purchasing power can be created
for or moved back to the inner city, there will be no
major revival of retail aclivity. lt is true that in some
cities, such as New York, Chicago, Cincinnati, Seattle
and Minneapolis, old line department stores enjoy
substantial sales volume. but nevertheless the down-
town stores' share of total retail sales in the com-
munity is much smaller than it once was and is

declining annually. lt is also true that in a few cities
new department stores (they can be counted on one
hand!) have been built in downtown areas and
others are planned in inner city shopping centers.
However, generally these are part of a large program
Ior housing and recreational facilities in efforts to
revive the inner city. Their success is yet to be
proven.

ln downtown Boston, Faneuil Hall has achieved
success as a place to shop, browse and eat and
Philadelphiat Galleria is proving to be a popular
place with shoppers. However, it must be recognized
that these are very unusual situations and have little
or no impact in reviving the old retail areas of the
community. Their success and that o{ Chirardelli
Square in the inner city of San Francisco will doubt-
lessly cause others to attempt to copy the idea, but it
should tre noted that these three cities are among the
oldest communities in America and few if any newer
cities present similar opportunities. ll is a shame that
every city cannot have a Faneuil Hall to bring life,
activity and people back into the inner city. However
never in the foreseeable future will our downtowns
recapture the position ol being the dominant shop-
ping area in our communities.

Abandoning the central city for a home of one's own
where it feels safer may be the result o{ emotional
thinking, but without a dramatic change American
cities will continue their current growth pattern and
remain permanently diflerent {rom European com-
munities with few, if any, of their interesting and
attractive features.

TIGURE 3

Correlation (r) of Total Assets with the
Number ol Analysis Reports Requested by

Type ol Report {or Life lnsurance Companies
and Savings and Loans Requesting Reports

* L.S,

n respondents
in group

Type of report
Life insurance Savings and loan
companies associations

Single family
appraisals 97(*.01)

14
7 4r .01)

47

Commercial
appraisals 54(".01)

47

Demand studies 96(t.05)
4

65(*.10)
7

ss(-.0s)
10

Market studies

Financial analyses

98('t.01)
5

9e(*.01)
3

correlated with total assets. Perhaps an explanation
for this difference is the greater likelihood of an
insurance company investing in new commercial
developmeni. lf this is an appropriate explanation for
the insurance companies' greater use of nonappraisal
analysis reports, the implication is thal these types of
reports provide more inlormation for decision mak-
ing by the institution.

Analyst Aclivity
Demand studies
Market Studies
Financial analyses
H ighest & best use

studies
Site selection studies
Land use control

analyses

p
0.96
0.65
0.5s

0.98
0.95

0.01
0.01

Level ol
Significance

0.0s
0.10
0.05

0.05

n
4
7

10

0.97

5
8

4

Perhaps in the f uture some methods or programs will
be developed to bring large numbers of families back
to Iive in the inner city of American metropolitan
areas, but as of now the idea is nothing more than
wish{ul thinking by public officials and planners.

Some believe that expansion of mass transit would
turn the tide, but it should be remembered that
buses and trains run both ways - into and out ol the
city - making it easy to live in the suburbs where all
o{ one's activity takes place except for the forty hours
spent working downtown and the time to 8et there.

Site selection
studies 9s(..01)

8

Land use control
analyses 97(*.0s)

4

The average time for each report type provided
internally may be used for time management of the
analysis function and by independent fee counselors
and appraisers for comparison of the work they
perform for these f irms.

While there is little dilference in time spent by
medium sized insurance companies (Figure 4) and
savings and loan associations for appraisal reports,
the lirge life insurance companies seem to spend
considerably more time on appraisal reports. tor
commercial appraisals, the large life companies
(seven respondents) spent twenty-eight hours per
report, while medium lile firms (f ifteen resPondents)
spent sixteen hours and savings and loans (forty
respondentsl spent lwelve hours per report.

For nonappraisal analysis reports provided internally,
savings and loan associations spend significantly
more time than the medium sized lile insurance
companies. Of particular note are compelitive prop-
erty studies (sirteen hours for savings and loans
versus six hours for medium sized life insurance
companies), market studies (nineteen versus four
hours) and site selection studies (eiShteen versus
four hou rs).

The type of firms from which li[e insurance compan-
ies and savings and loan associations request real
estate analysis reports is important because:

o lt indicates who a suppliers'principal competitors
are, and

o lt provides a basis for marketing :ervices, e.g. if
savings and loans more {requently use the services
ol appraisal Iirms, then a supplier may wish to pro-
vide appraisal services.

The survey results indicated that real estate appraisal

' The null hypolhesis. Ho:p =0, vs. lhe akernalile hypo-
thesis, Hr:p*0. mdy be rejected at lhe levelof si8nificance
shown.

what different results. The only appraisal report that
was significantly correlated with total assets was
single family home appraisals. Although life insur-
ance companies are not presently a major factor in
the single family home mortgaSe market, some firms
appear to be activej the high correlation with assets

equaling 0.97 for fourteen of sixty-seven life insur-
ance respondents indicated that larger firms are
indeed active.

Life insurance companies were also noted to request
certain types of nonappraisal analysis reports.

Although relatively few of the sixty-seven life insur-
ance respondents request these types of reports, the
results are interesting because unlike savings associa-
tions, insurance companies do rely on nonappraisal
reports - and the numbers requested are positively
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