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SUMMARY AND RECOMMENDATIONS

During the past ten years, Indianapolis has experienced a signi-.
ficant growth in the number and variety of adult entertainment
businesses located in its jurisdiction. An adult entertainment
business, for the purposes of this study, is an establishment
which primarily features sexually stimulating material or per-
formances. As of mid=-1983 there were sixty-eight such businesses
operating in this City. They were located at forty-three separate
sites.

The proliferation of these businesses heightened the community's
awareness of their existence and resulted in numerous reguests
that the City control their presence. Beyond the moral objections
raised by many citizens, it was also alleged that such businesses
had a detrimental effect on property values and contributed to
high crime rates where they were located.

The Indianapolis Division of Planning undertook this study in
July of 1983. Of the existing adult entertainment sites, the
study examined six representative locations ( the Study Area )}
iand the presence - or lack thereof - of certain relevant condi-
tions therein. It then compared these sites with six physically
similar locations ( the Control Area ) containing no adult en~
tertainment business, Both groups of sites were compared with
the City as a whale,

Because of their importance to the public welfare of the commun-
ity, the study examined the factors of crime incidence during

the period 1978 - 1982 and real estate value appreciation from
1979 - 1982, In support of limited real estate data on a small
area level, the City collaborated with Indiana University in a
national survey of real estate appraisers to develop a "best pro-
fessional opinion'' as to the effect of aduit cntertainment busi~
nesses on surrounding real estate values.

As discussed in Appendix |1l of this report, case law has fimly
established the legal and constitutional basis for control of the
use of land within their jurisdiction by states and municipalities
in order to safeguard 'the public health, safety, morals and gen-
eral welfare of their citizens''. The 'public welfare', in this
context, embraces the stabilization of property values and the
promotion of desirable home surroundings. On the other hand,

case law has also upheld the right of this business sector to
operate in the community under the First and Fourteenth Ammend-
ments of the Constitution. ;

in establishing an empiric base to determine whether‘contfols were
warranted in order to direct the location of these businesses,
analyses of the data showed:



The average major crime rate { i.e., crimes per 10,000
population ) in the IPD District was 748.55, the Contro}l
Area 886.34, and the Study Area 1090.51. Major crimes oc-
curred in areas of the study that contained at least one
adult entertainment establishment at a rate that was 23%
higher than the six similar areas studied not having such
businesses and 46% higher than the Police District at
large.

Although it was impossible to obtain a discrete rate for
sex-related crimes at the police district level, it was
possible to compare rates between the Control Areas and
the Study Areas. The average sex-related crime rate in
the Contro] Areas over the five year period was 26.2,
while that rate for the Study Areas was 46.4.

If the ratio of sex~related crimes was the same as that
established for major crimes between the Control Area and
the Study Area, however, we would expect a sex-related
crime rate of 32.3. The actual rate of 46.4 is 77% high-
er than that of the Control Areas rather than the 23% that
would be expected and indicates the presence of abnormal
influences in the Study Areas.

Close examination of crime statistics within the Study
Areas indicate a direct correlation batween crime and the
residential character of the nelghborhood. Crime frequen-
cies ware 56% higher in residentlial areas of the study
than in its commercial areas. ’

At the same time, sex-related crimes occurred four times
more frequently within residential nelghborhocods having

at least one adult entertainment business than in neigh-
borhoods having a substantially district-related commer-
cial make-up having adult entertainment,

Although the housing base within the Study Areas was of
a distinctly higher value than that of the Control Areas,
its value appreciated at only one-half the rate of the
Control Areas' and one-third the rate of Center Township
as a whole during the period 1979 - 1982.

Pressures within the Study Areas caused the real estate
market within their boundaries to perform in a manner con-
trary to that within the Control Areas, Center Township
and the County. In a time when the market saw a decrease
of 50% in listings, listings within the Study Areas actu~
ally increased slightly.
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- As a result, twice as many houses were placed on the market at
substantially lower prices than would be expected had the Study
Area's market performance been typical for the period of time
in question,

- The great majority of appraisers (75%) who responded to a na-

" tional survey of certified real estate appraisers felt that an
adult bookstore located within one block would have a negative

_ effect on the value of both residential (80%) and commercial
(72%) properties. 50% of these respondcnts foresaw an immedi-
te depreciation in excess of 10%.

- At a distance of three blocks, the great majority of respon-
dents (71%) felt that the impact of an adult bookstore fell off
sharply so that the Iimpact was negligible on both residential
(64%) and commercial (77%). At the same time, it appears that
the residual effect of such & use was greater for residential
than for commercial proper:les.

- In answer to a survey question regarding the impact of an adult
bookstore on property values generally, 50% felt that there
would be a substantial-to-moderate negative impact, 30% saw
little or no impact, and 20% saw the affect as being dependent
on factors such as the predominent values {property and social)
existing in the neighborhood, the development standards impos-
ed on the use, and the ability of an existing commercial node
to buffer the impact from other uses.

While the statistics assembled and analyzed in this study should not
be construed as proving that adult businesses cause the negative im-
pacts illuminated herein, an obvious variable In each instance of com-
parison is.thelr prasence. Crime rates - particularly those that are
sex-related - show substantial deviation from normal rates for this
population. Analyses of real estate listings and sales show a nega-
tively abnormal parformance of the real estate market in areas where
adult entertainment is offered.In this latter case, the best profes-
sional judgement available indicates overwhelmingly that adult enter-
tainment businesses - even a relatively passive use such as an adult
bockstore - have a serious negative effect on their immediate envi-
rons.

Consequently, it would seem reasonable and prudent that the City ex-
ercise Its zoning power to regulate the location of adult entertain-
ment businesses so that they operate in areas of the community that,
while accessable to their patrons, are yet iocated in districts that
are least likely to injure the general welfare cf residents.



IT 1S, THEREFORE, RECOMMENDED:

= THAT ADULT ENTERTAINMENT BUSINESSES BE ALLOWED TO LOCATE IN
AREAS THAT ARE PREDOMINANTLY ZONED FOR DISTRICT-ORIENTED
COMMERCIAL ENTERPRISES - 1. E., C4 OR MORE INTENSE USE
CATEGORIES..

= THAT NO ADULT ENTERTAINMENT BUSINESS BE ALLOWED TO LOCATE
IN AREAS THAT ARE PREDOMINANTLY ZONED FOR NEI|GHBORHOOD-
ORIENTED COMMERCIAL ENTERPRISES = 1. E., C3 QR LESS INTEN-
SIVE USE CATEGORIES.

= THAT EACH LOCATION REQUIRE A SPECIAL EXCEPTION WHICH, AMONG
OTHER CONSIDERATIONS, WOULD REQUIRE APPROPRIATE DEVELOPMENT
STANDARDS DESIGNED TO BUFFER AND PROTECT ADJACENT PROPERTY
VALUES.

= THAT THESE USES NOT BE ALLOWED TO LOCATE WITHIN 500 FEET
OF A RESIDENTIAL, SCHOOL, CHURCH OR PARK PROPERTY LINE NOR
WITHIN 500 FEET OF AN ESTABLISHED HISTORIC AREA.
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INTRODUCTION

As is the case in most large cities, Indianapolis has experienced

a rapid growth in the number and variety of adult entertainment
businesses over the past ten years. As of June, 1983 there were
sixty-eight such businesses located singly and in clusters through-
out Marion {ounty,

For the purpose of this study, the term "'adult entertainment busi-
ness'' is a general term utilized to collectively designate busi-
nesses which primarily feature sexually stimulating material and/
or performances, These non-exclusively Include adult bookstores,
adult cabarets, adult drive-in theaters, adult mini motion picture
theaters and arcades, adult entertainment arcades and adult ser-
vice establishments. )

These enterprises have posed a particular prdblem due, in part, to
the moral implications attendant upon such businesses in the minds
of many members of the community. While this is, perhaps, the view

: of the majority, case law on the subject has clearly established

that the exclusion of such businesses from a community is an in-
fringement of First Amendment rights. The proliferation of such
businesses providing various forms of adult entertainment in Mar-
ton County has exacerbated this dilemma and given rise to addition-
ai charges of negative impacts on neighborhoods in proximity to
their location.

Through the use of their zoning power, cities have within the past
half century directed the physical growth of communities in order
to assure a harmonious blend of land uses which foster the general
welfare of the population. This power has been applied more recent-
ly to adult entertainment businesses in many communities and has
served as a prime means of controlling possible negative impacts

on neighborhoods,

This study was undertaken to examine these alleged negative impacts
with the purpose of empirically establishing, to the extent poss-
ible, their existence or non-existence as well as their real di-
mensions in Indianapolis. The possible relationships between these
impacts and the land use characteristics of the sites in which they
are offered were also examined to ascertain whether certain land
use classifications were better suited than others for the loca-
tion of adult entertainment businesses.



A\ﬂ

LR ]

STUDY METHODS

As described below, the study methodology employs the compariscon
of different land areas in Indianapolis. The two basic areas of
comparison are Study Areas and Control Areas. They are distin-
guished by the existence of adult entertainment establishments
~ithin their boundaries ( the Study Areas ) or the absence there-
of { the Control Areas ).

These two designations are further differentlated as to the gen-
eral purpose or emphasis of the land uses they contain. Those
that generally serve the I{mmediately surrounding residential uses
are termed '‘Neighborhood-Related'!' while those that contain uses
meant to serve a broader geographic area are designated ''Commun-~
ity-Related".

STUDY SITE LOCATIONS

At the time of the study's inception, there were at least forty-

. three possible, distinct sites in Indianapolis where adult enter-

tainment was offered either singly or in clusters of establish-
ments., For manageability purposes, it was decided to select six of
these sites that were representative. In choosing these subject lo-
cations (as well as the Control Areas of the study),the determinant
characteristics were their zoning mix, population size and the
relative age of housing stock. In each case, adult entertainment
was offered during the time span of the study.

The selection process was additionally based on the number of es-
tablishments located in a given nelghborhood, whether it was resi-
dential in nature and therefore nelghborhood-related, or contained a
significant portion of its land use in regional, commercial uses
which made it community~-related.

The designation '"Neighborhocod-Related'' was applied where a prepon-
derance { 75% or more ) of the area within 1000 feet of the site

was zoned D1 through D12 ( residential dwelling district classifi-
cations ) and the commercial areas were neighborhood-related - prin-
cipally €3 ( a neighborhood commercial classification ). Special

Use designations were judged to be neighborhood-related or not on an
individual basis. SU1 (church) & SU2 (school), for example, ware
Jjudged to be generally neighborhood-related.

""Community=-Related'' areas were described as areas where a signifi-
cant proportion (303 or more) of the zoning within the 1000-foot
radius was C4 ( Communlty-Regional Commercial ) or more intense and
the Special Uses within the boundaries were of a community-wide na-
ture. 5U6 (hospital) and SU21 (cemetery) were judged, therefore, to
be related to the community generally.
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Within these two broad classifications, six locations were chosen,
Two of them were situated in residential settings, two in re-
gional-commercial settings and two in areas that fell in between,
i. e., areas that had a high percentage of residential zening but
also contained a certain proportion of regionally oriented com=
mercial zoning. These six locations became the Study Areas of
this investigation. {(cf. Appendix 1)

AREA ZONING CHARACTERISTICS

STUDY AREAS
SITE CHARACTERISTICS
- Residential Commercial Special Parks
Residential :
1.5431 East 38th St. D4=82% g;-g§ SU1=3% -
2.3155 East 10th St. D5=75%" C3=243 | SUg=1% -
Coml./Residential ]
3.3555 West 16th St. D5=78% C4=22% - -
4.2101 W, Washington D5=60% C3=33 SU2=17% |PKI=2%
Ci=18%
Commercial ‘
5.6118 E. Washlington Dg-ggt Ch=30% | ~. -
08= : .
6.4441-63 N. Keystone D5=15% C2=52 11U=12% | PK2=53 :
Ci=10% 12U=133
C5=40% .

0f the two sites chosen in residential arsas, one contained an

" adult bookstors (Apollo Adult Books, 5431 East 38th St.) and a

massage parior(Eve's Gsrden of Relaxation, 5429 East 38th St.)

The other residential location contained an adult movie house

(Rivoli Theater, 3155 East 10th St.) and a topless bar (Ten-De
Club, 32017 East 10th St.)

One of the commercial/rasidential arsas had a topless bar within
its boundaries (Blue Moon Saloon, 2101 West Washington), while
the other harbored the White Front Bar which featured topless
dancing (3535 Waest 16th St.)

The two commercial areas chosen were in the sixty-one hundred

block of East Washington St. and the forty-four hundred block

of North Keystone. The first site contained two adult book-

stores (Modern Art Bookstore at 6118 and Adult Arcade at 6122)

and a massage parlor (Spanish Moon at 6116.) The North Keystone i
location contained four massage pariors (Other World, hih1, ' -
Diamond's Angels, 4445, Pleasure Palace, 4461, and Town and

Country, 4463), two adult bookstorss (Video World, &i47 and

Adult Bookstore, 4475) as well as a topless lounge (Davil's t

-
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Hideaway, 4451).

Six areas were also selected to serve as control sites for the
study. These sites were chosen on the basis of their proximate
location to the Study Areas {(or their location on major thor-
oughfares in areas physically similar in location and types of
development), size of population and zoning characteristics.
None contained adult entertainment businesses. Selection was

-also made so that two of the sites were in predominantly resi-

dential areas, two in commercial areas and two in areas that
contained a significant mix of residential and regional com-
mercial zoning. These six sites became the Control Areas of the
study, (cf. Appendix I.)

AREA ZONING CHARACTERISTICS
CONTROL AREAS

SITE CHARACTERISTICS
Residential Commercial Special Parks

Residential

1.2300 West 10th St. D5=82% C1=4% - -
C3=14%
2.2500 East 10th St. D5=80% C2=122 - -
C3=8% ‘
Com]./Residential
3.5320 E. Washington DEmb2% C3=1% - -
D6=8% Ch=19%
D8=10%
4,2600 W, Washington D5=35% €1-23% SUi=33 -
Dlm3hy 2=1% SU2m33
CS=13%
C7=8%
Commercial
5.5200 N. Keystone D2=7% ' C1=4% 11U=10% -
. Di=2% C3i=9% '
D5=15% C5=25%
D7=6% C7=20%
CS=2%
6.750 N. Shadeland D2=3% Ch=h9g | SUI=15% -
D3=15% C5=10%
D7=3% - CS=53%

If



AREA ZONING CHARACTERISTICS

NEIGHBORHOOD-RELATED COMMUNI TY-RELATED
Residential

Study Area
1. 100% -
2. 993 13
Control Area o .
1. 100%
2. 100%
Coml./Residential .
Study Area
3. 78% 22%
4, 82% 18%
Control Area
3. 81% 192
4, 78% 223
Commercial
Study Area
5. 70% . 30%
) 6. 353 65%
Control Arsa
5. L33%. 57%
6. 6% 643

STUDY SITE COMPARISONS

Throughout the following analyses, a series of comparisons are
made at several different leveis of geography: i.e., County/
Police District; Census Tract/Census Tract Cluster; and Control/
Study Area. '

Large Area

When dealing with crime statistics, the Indianpolis Police
Department District is used as the largest universe of com-
parison. In the case of real estate information, Marion
County is used as the largest geographic area of comparison.
Center Township is also used as a basis of comparison in

the analysis of adult entertainment impacts on property
values

Mid-Size Area

Intermediate geographic levels used for comparison in the
study were census tracts when study sites were centrally
located within their boundaries. Where they ware not, those
census tracts in proximity to the site were chosen as the
basis of comparison.

+
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CENSUS TRACTS/TRACT CLUSTERS
Study/Control Areas

' 1 2 3 4 5 6
Control Areas 3412 3827 33!! 3515 3216 1606
2416 3547 3612 3426 3217 3607

3548 3608

Study Areas 3310 3526 33 34k 3607 3218
3601 3548 3426 3224

3549 3538 3225

3226

Sub=-Area

The Control Areas and the Study Areas, as described above,
formed the smallest geographic group of the study. These
target areas were constituted using the criteria listed
‘ in the previous section of this report and data derived for
L them by aggregating block-level or addressed data within
a 1000-foot radius of the area centroid,

A
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CRIME INCIDENCE

The Data Processing Unit of the Indianapolis Pclice Department
performed two computer runs of their ''Incidence Files' ' in August
of 1983 at the request of the City Division of Planning. The re-~
sultant printouts detailed all reported incidents to which po-
lice had been dispatched in the Ccitrol Areas and the Study Areas
during the years 1978, 1979, 1980, 1981 and 1982. Data were assem-
bled from these printouts on a year-by-year, area-by-area basis3
They were then grouped by Major CrimesZ and Sex-Ralated Crimes.

Summary data for the Indianapolis Pollice District were also assem-
bled for major crimes during the years 1978 through 1982. Unfor-
tunately, sex-related crimes had not been discreetly assembled

for the Police District and study constraints would not allow
their tabulation manually.

The purpose of these tabulations was to identify any possible
abnormalities that might have occurred in expected frequency and
nature of crime between the indianapolis Police District, the
Control Areas which were chosen for their similarity to the
Study Areas and the Study Areas themselves in which adult enter-
tainment establishments were In operation.

As was demonstrated in the previous section, the Study Area loca-
tions were chosen as being representative of existing adult en-
tertainment sites in zoning mix, size of population, age of hous-
ing stock and types of adult entertainmant services offered in
the area. Excepting the latter, these sams criteria were used in
the choice of Control sites. Because they were representative,

it is possible to compare Control and Study Arsas as well as in-

fer findings to other adult entertainment locations in the com-
munity.

Based on the summaries of crimes, crime rates were computed fgr
each area using 1980 Census data as the population constant.

The crime rate statistics portrayed the frequency of crime in
each area for each 10,000 of population and allowed direct com=
parison of crime impacts between the three areas. The same tech-
nique was used to compare the magnitude of sex-related crime in
the Control Areas and the Study Areas.



MAJOR CRIMES ‘ _

The crimes of Criminal Homicide, Rape, Robbery, Aggravated
Assault, Residence and Non-Residence Burglary, Larceny and
Vehicle Theft are reported on a monthy basis by the Indian-
apolis Police Department as Major Crimes. During the period

of this study ( 1978 = 1982 ), there were 175,796 major crimes
reported in the {PD District with an annual high of 37,220
occuring in 1980. The crime rate for this year was 792.42

in the police district,

This represented an increase of 2,115 major crimes over the
previous year total and an increase of 6% in the crime rate.
The lowest annual total in the study period ( 33,898 ) was
reported in 1981 which represented a drop of 103 In the
crime rate from the previous year.

indianapolis Police District Major Crimes/Rates
' 1978-1982
Population—~ 488,700
1078 1979 1800 1081 e .
Murder : Te/1.82 02/1.00 Wr/228 e5/1.58 /147
Rape 417728 439/0.98 410/8.73 400/8.82 :W7/824 -
Robbery 1963/41.70 2083/4%T1  R1BNAGE9  1104/48.77  1063/4243
Agoraveted
Assautt 1383/20.8%  I1S04/33.84  1743/37.11  1880/40.03  1882/4028
Residence )
Burglary 8346/138.11 0538/130.20 T408/160.87 TETT/183.48 TTAN184.70
Mon—-Residencs
Burglary 2302/50.93 3011/4282 2679/54.9% 2308/45.14  2213/47.12
Larceny 19802/397.08 18927/402.98 18000/402.51 10782/387.28 17497/372.81
Yehicle '
Thelts OTA/TE2R MMEV/TIAT  3787/80.63  2682/88.18  2902/61.78
Totak S4837/T41.00 3S106/747.38 37220/792.4% 3IM0M/721.70 MTINTIES4
Total Crimec 176,708
Per 10,000 Population




Over the same period of time, the Contro! Area for this study
had 5,170 major crimes committed within its boundaries - the
highest number occurring in 1980 when 1,099 crimes were re-
ported. The crime rate for this year was 942.05 in this area.
This is compared to the lowest total of 912 and a crime rate
of 781.76 for 1978. This represented an absolute difference
of 187 total major crimes and a diffarence of 213 In the crime

rate ( 160.29 ).

Control Area Major Crimes/Rates* 1978-1982

{Population=11,888)

19878 1979 1980 1981 iNe2
Murder 1/0.88 473.43 3/2.87 /429 2/4.7%
Rape 8/0.58 12/10.29 18/12.08 a0 1%11.14
Robbery 3719172 44737.72 44;31.72 s0/42.88 38/30.88
Aggravated
A;':ull 10/18.29 38/30.00 20/24.08 30/28.72 37/31.72
Residence
Burglary 1517129042 220/19.30 202/224.58 272/233.1¢ 198/148.72
Non—-Residence .
Burglary 71/60.08 - 50/42.08 . 02/53.18 $0/80.87 TO/8T.T2
Larceny 484/4 14,08 S544/488.31 574/492.03 888/604.03 879/430.31
Vahicle . '
Thett 1437120.08 112/96.01 110/94.29 83/71.18 20/77.18

*Per 10,000 Popuistion

Totat 912/T81.7T8 1,030/882.91

1,090/942.06

1,005/938.63 1,034/886.34

Totak §,970

Average: 558.34

During the pericd 1978 - 1982, 4,657 major crimes were committed
in the Study Area. As in the IPD District and the Control Area,
the greatest volume of major crimes { 1,103 ) occurred in 1980
which had a crime rate of 1,291.42. The fewest number of crimas
in the study's time frame was 867 in 1978 which represented a
differencial in the total number of major crimes reported and
the rate of crime of =236 and -276.32 respectively from 1980

17



Study Area Major Crimes/Rates® 1978-1982
(Population- 8,841)
1978 1979 1080 181 1982
Mrder YT o/- 2/2.34 6/3.88 0/=
Rage 27351 12/14.08 1171288 /1054 &e.a7
Robbery 65/84.40 83/82.08 $8/87.91 26/30.44 44/81.52
ASgravated 28/2027 18/21.08 22/26.7¢ 18/10.73 20/33.95
Residence
”gllry 181/180.50  200/234.17  244/285.88  190/222.48  189/221.29
Nor=Rasidence
Burolary 82/98.01 58/07.91 80/93.87 $5/76.10 84/74.03
Larceny 482/640.02 450/820.87 ° $86/886.10 $80/635.88 464/543.28
Vehicle ‘ o
Thett 7T6/88.08  90/108.37  100/117.08 €0/70.28 77/90.18
Totat 887/1018.10 8831/1031.50 1103/1201.42 $31/1090.04 875/1024.47
Totak 4,887
19,000 on Auugc: 1000.51

The frequency of crimes

the Study Areas showed approxi

in the IPD District, the Control Areas and
mately the same pattern. In each of

the areas, the number of msjor crimes

when they peaked. Subsequent ye

‘the 1980 high,

increased from 1978 to 1980

ars showed frequency level!s below

The average crima rate figure for the Indisnapclis Police Depart-
ment District was 748.55. The Contro) Ares had a rate that was
137.79 higher than the overall police
Area was 204.17 points higher than the
words, people living in the Control Area of the study were ex-
Posed to a major crime rate fn their neighborhoods that was 18%
IPD population generally.

_higher than that of the

Residents of the Study Area, however,
crime rate that was 233 higher than that of the Control Area and
463 higher than the population of the IPD District as a whole.

10

district, whereas the Study
Control Arsa. In other

wers exposed to & major
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Major Crime Rate* 1978-1982

PD District ——————
Control Areg —=— =

Study Areg — — —~
1800
1300 hzn.d
’ -
’ had®
rd -~
’, .
//’ \\\
e \\\
1100 ,/ \‘_fge-o.o
’ S ——
poss e Yios1.s T=~~¢1024.5
942.3
— 938.0
——— — — ——
9 — —— ——
900 2 - ——
_ ﬂ" . —48808.3
28 - -
1‘) 7.,.‘
741.7 7473
721.7 738.5
700
800 _ ,
1978 1879 1080 1981 1982

®The numerical instance of Criminal Homicide, Rape, Robbery, Agursvated Assauit, Residencs
Burglary. Non-Residence Burglary, Larceny and Yehicle Thett= Per 10,000 Population.
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it is interesting to examine crime rates within the Control
and Study Areas in relation to the land use characteristics
of the locations in which they occurred.

Crime rates provide a better understanding of actual impact
on the resident of the area than crime frequencies in that
they establish a ratio of crime to each 10,000 of popula-
tion. In this way, they tell us just how vulnerable aneigh-
borhood is historically to crime within its boundaries.

1978-1982 ANNUAL AVERAGE MAJOR CRIME RATE

BY LAND USE
AREA Commercial Coml./Res. _Residential
Pop./Crime/Ann.Rt Pop./Crime/Ann.Rt, Pop./Crime/Ann.Rt,
tontral '
1. 379 240 1267
2. 5§23 1147 4386
~90¢ 1387 3075 .
3. 2828 837 S92.
L, 2382 705 592
10 1542 5§92
5. , 2159 1173 1087
6. 3395 1067 629
5554 2240 807
Stud .
'—121 219 433 Loo9
2. 1218 831 1365
1437 1270 1768
3. 1018 23’1 1632
L. 120 §3 10
I!TE 7487 13
5. 3656 1232 674
6. 1230 668 1086

300 778

Accordingly, wa find that this impact is 743 higher in dis-
trict coomercial areas of the Control Area than similar dis~
trict commercial arsas of the Study Area. However, while the
rate is approximately the same In the residential areas of
both, the Study Area exhibits a crims rate that is 127% high-
er than the Control Area in locations that are mixsd districet-
commercial and residential In nature.
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SEX-RELATED CRIME °

Crimes of Rape, Indecent Exposure, Obscene Conduct, Child Mo-
lestation, Adult Molestation and Commercia) Sex were segre-
gated and then aggregated from police printouts of total crime
incidence occurring within the Study Area and the Control Area
for the period 1978 - 1982. A total of 153 sex-related crimes
was reported in the Control area during this period, with a high
of 39 having occurred in 1979, During the same period, the Study
Area ;xperienced 198 sex-related crimes, reaching a high of 52
in 1981,

Control Araa Sex-Related Crimes/Rates*1978-1982

(Popuadation-11,0080

"wrs 1978 10 118 1982
Rape » 13 1% [ 12
nsecent ,
Exponsre T 10 ¢ ] 4
Canivet ° 2 0 ° 1
Child
Molestation [ ] w 4 [ ] 2
Adult
Molestation 2 3 ] 1 |
Comunercial
| &3 -] 1 1 - [ -]
Totak

n/er MW/34 W/ NVNT WA

Totak 163
*Per 10,000 Popuiation

Study Area Sex-Related Crimes/Rates*1978-1082

(Population-8,541)
978 78 1080 1981 1962

Rase . ™ " ™ .
Sxpomere » “w " [ 7
Ohscane

Candost ® . ) 1 °
Coae

Muisstation s [ s " s
Adut

Malsgtotion ? ® ] ® 2
e 1 (] » s 1)
Yetad Wws 44 “mnas onren.e 40/480

Toat 108
Por 10,000 Papuialion
14



Sex-Related Crime Rate* 1978-1982
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whereas sex-related crime rates in the Control Areas varied
from a low of 19.7 in 1978 to a high of 33.% in 1979, the
Study Areas Increased from a low of 22.3 In 1978 to its peak
of 60.9 in 1981.

The average sex-related crime rate in the Control Area was
26.2 over the five year period. The rate in the Study Area
was approximately.77% higher than this average during the

same period of time at 46.4,

Comparing the crime rate for sex-related crimes by land use
categories in the Control and Study Areas, a different pat-
tern than that for major crime rates emerges.

1978-1982 ANNUAL AVERAGE SEX-RELATED CRIME RATE

BY LAND USE
Area _ Commercial Coml./Res. Residential
Pop./Crimes/Ann. Rt. Pop./Crimes/Ann. Rt,Pop./Crimes/Ann. Rt.
Lontrol
1. 379 2 11
2. 523 7 27
902 9 20
3. 2828 35 25
4, 2382 2 25
5210 25
5. 2159 W9 4s
6. 339 29 17
555 78 28
Study
1. 19 5 h§
2, 1218 23 38
1437 28 39
2. 1015 138 ;g
. 1203 32
2218 ~ 70 63
5. 3656 69 38
6. 1230 1 g0
Fﬂ'&_ﬂ% 4y
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1978-1982 Annual Average Sex-Related Crime Rates™: Selected Areas
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Whereas major crime rates were similar in residential areas of
the Control and Study Areas, the Control Area rate was substan-
tially higher in district commercial areas and lower in mixed
district commercial/residential areas. in contrast to this, the
sex-related crime rate was uniformly higher in all land use cate-
gories of the Study Area, ranging from +46% in residential areas
to +152% in district commercial/residential areas.

SUMMARY OF FINDINGS

Both the Control and the Study Area experienced a sig-
nificantly higher incidence of major crimes/10,000 population
than the IPD District as a whole, Much of this increase
would be expected given their location in generally older,
less affluent and more populous areas of the city.

It is more difficult to explain the distinctly higher crime
rate experienced in the Study Areas as compared to the Con-
trol Area - 1,090.51 versus B886.34.

This dicotomy is even more apparent in the Instance of sex-
related crime rates In the two areas. The average sex-related
crima rate in the Control Areas was 26.2, The Study Areas had
an average rate of 46.4. '

If the same ratio between the Control and Study Areas estab-
lished for major crime during this period were applied, we

would expect a crime rate that was 23% higher - or 32.3 -~ in

the Study Areas. The actual rate of 46.4 is 77% higher than that
of the Control Area and underscores a distinct departure from
the expected. Not only is the rate substantially higher In

the Study Area, but it is twice the rate that would have been
expected from the distribution of crimes generally in Indiana-
polls.

The anomalies demonstrated in the comparison of the Study

Area with the general population and the Control! Area will not,
in themselves, establish a causal relationship between Adult
Entertainment Businesses and the crime rates in the Immediate
area surrounding theam. The fact does remain, however, that in
each subsaction of the Study Areas where adult entertainment ls
offered a substantially higher sex-relatsd crime presance ob-
tains over .the corresponding subsections of the Control Area

in which no adult entertainment |s offered. The same is true
regarding the rate of major crimes,

18



In areas .chosen for their similarities otherwise, an obvious
di fference lies in the presence of one or more adult enter-
tainment establishments. '
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FOOTNOTES

1.

The Incidence File is a computerized listing of all reports
made by police after initial investigation of an incident
to which they were dispatched. It, therefore, provides a
more reliable indication of crime incidence than the com-
puterized ""Police Run' file which logs police dispatches
based on preliminary information on the incidents.

. Criminal Homicide, Rape, Robbery, Aggravated Assault, Resi-

dence Burglary, Non-Residence Burglary, Larceny and Vehicle
Theft.

Rape, Indecent Exposure, Obscene Conduct, Child Molestation,
Adult Molestation and Commercial Sex.

.Since population estimates were not available for each year

of the survey, the 1980 Census figures were used because they
were the result of an actual enumeration and, falling at the
mid-point of the survey, they would tend to balance out popu-
lation trends during the five year time span.

Sex-related crimes are not isolated and compiled on a routine
pasis for the IPD District as a whole. A manual compilation

of these data was proscribed by the time limitations of the
study.
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_ [MPACT BY AREA TYPE

As it will be noted, sample size poses a distinct problem when
attempting analysis at the small area level. This is particu-
tarly true in the instance of mortgage information. Due to
this inadequacy, it is impossible to compare the impact of
adult entertainment businesses on residential property value
below a certain levei of geography.

This is not the case, however, with crime statistics. In this
case it is possible to compare sub-areas of the target areas
since the comparisons are based on the actual instance of crime
in the area { unlike mortgage data where average value Is the
basis of comparison.)

The sub-area comparisons were based on the nature of the areas
in relation to their land use composition as determined by the
Comprehensive General Land Use Plan of Marion County. Four sub-
areas were of a distinct regional commercial nature, four were
residential in nature and four were of a mixed residential-

‘ commercial makeup. '

The three groupings were compared with each other to determine
if crime, from a historical viewpoint, occurred more freaquent-
ly in areas of one land use configuration than another.

Whether or not crime frequencies, at least in part, are deter-
mined by the land use characteristics in which they were com-
mitted cannot be definitively answered here. Several striking
patterns do emerge from the comparison, however.

CRIME FREQUENCIES BY AREA TYPE

Of the 9,829 major crimes committed in the Control and Study
Areas during 1978 - 1982, 27% were perpetrated in regional com-
mercial areas, 31% In mixed commercial-residential areas and
42% in predominantly residential areas. In other words, crims
frequencies were 56% higher in residential areas than commer-
cial areas while mixed commercial-residential arsas were 37%
higher than commercial areas.

The following table displays majaor crime frequencies for the

five year period by type of area, the existence or non-exis-
tance of adult entertainment and speci fic location.
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MAJOR CRIME FREQUENCY
1978 1979 1380 1981 1982 Tot.

District Commercial

Study Area
No. .Keystone 83 n 112 87 8 439
E. Washington 150 152 202 186 141 83}
233 223 314 293 227 1270
Control Area
No. Shadeland 38 ki 34 43 84 240
No. Keystone 212 217 210 259 249 1147
250 258 244 302 333 1357
Mixed Res./Coml. 2657
Study Area -
W. Washington 123 184 190 185 152 834
West 16th St. 177 128 140 104 104 653
0 312 330 T2B9 258 T4E]
Control Area ' :
W. Washington 110 182 21 184 150 837
E. Washington 160 151" 130 139 126 705
270 333 31 323 275 1542
Residential 3029
Study Area —
East 10th St. 219 235 294 242 242 1232
East 38th St. 115 111 165 127 150 668
3% T3 389 392 T900
Control Area
East 10th St. 2N 239 269 210 243 1173
West 10th St. 181 200 244 260 182 1067
33 I Th58 T3} 392 mﬁao

|N

)
g
L

The pattern was similar in comparison of the frequency of sex-
related crime within the three areas during the same period of
time. It was more pronounced, however. Fifty-one percent of the
total occurred in residential environments, while thirty-eight
percent occurred in mixed commercial-residential areas. in com-
parison, only sleven percent of the total occurred in dis-
trict commarcial areas.

The following table displays sex-related crime frequencies for
the five yesar period by type of area, the existence or non-exis-
tence of adult entertainment and the individual locations inclu-
ded in the study.
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SEX-RELATED CRIME FREQUENCY
1978 1979 1980 1981 1982 Tot. 3%

District Commercial

Study Area
No. Keystone - 2 2 - 1 5
E. Washington - & 4 8 7 23
- 4 [ 4 B 28
tontrol Area
No. Shadeland - - - - 2 2
“o, Keystone 1 3 1 ! 7
1 3 1 1 3 9
Mixed Res/Coml. 37 112
Study Area —
W. Washington 5 10 12 8 3 38
West 16 St. 1 b 8 9 10 32
[ 14 20 17 13 70
Control Area ,
W. Washington 3 8 11 88 5& 35
E. Washington l 10 3 . 5 2
~7 1 ST 16 3 —E%
Residential 134 38%
Study Area —
East 10th St. 12 18 14 17 8 69
East 38th St. 1 5 L 10 n _ 3
13 23 18 27 19 100
Control Area
East 10th St. 11 13 7 7 1 i9
West 10th St. 4 5 6 5 9 29
15 18 13 12 20
178 51%

e

These trends are not easily explained on the basis that 'Where
there are more people there will be more crime.” Community-rela-
ted commercial areas draw clientele from a broad geographic area
and can be expected to attract many times the residential popu-
lation of the immediately surrounding area. This is the purpose
of the district commercial zoning designation. Further, the trans-
ient nature of this population could be considered to contribute
to the Incidence of certain crimes.
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Major Crimes / 1978-1982, Selected Areas
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Sex-Related Crimes / 1978-1982, Selected Areas
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SUMMARY OF FINDINGS

There appears to be a strong correlation between crime frequency
and the residential character of neighborhoods, i.e., the more
residential the nature of the neighborhood, the greater is the
instance of crime in that neighborhood. Crime frequencies were,
in fact, fifty-six percent higher in residential areas than dis-
trict commercial areas.

The above correlation is even more acute when considering sex-
related crimes. Sex~related crimes occurred four times more fre-
quentiy in substantially residential milieus having one or more
adult entertainment businesses than in commercial environments
having one or more such businesses.

26

-

3t



REAL ESTATE IMPACTS

This study also undertook the quantification of possible effects of
the proximity of adult entertainment businesses on the value of
residential properties within a one thousand foot radlus of their
locationsS.

In examining the potential Impacts, three sources of residential
property values were investigated: [.e., Indlanapolis Residential
Multiple Listing Summaries (MLS) of the Metropolltan indianapolis
Board of Realtors, the 1980 Census (tract and block occupied,
single-unit housing valuation data); and, annual lending Institu-
tion statements under the Federal Home Mortgage Disclosure Act (MDA).

Summary data from the MLS were available over the period 1979 -
1982, while actual mortgage values reported by lending institutions
were available for the period 1977 « 1982. The U.S. Bureau of the
Census provides homeowner estimates of home valus at the time of
the 1980 Census (April 1, 1980).

The data available from these three sources differ in other ways.
The 1980 Census, while relying on homeowner estimates of the worth
of property, Is a 100 percent survey and is described down to the
block level. Home Mortgage Disclosure Act data provide a record
of actual mortgages processed and reported by local lenders (only
a portion of the total volume). The Towest geographic leve! at
which this information is avallable Is the Census Tract and, even
at this level, at times poses a difficulty with the available
sample size. Multiple Listing Summaries generally reflect an estl-
mate of worth based on current market condltions for the area and
can be assembled at virtually any geographic level since they are
listed by address. As in the case of the Mortgage Disclosure Act
statements, however, there are at times problems with the suffi-
ciency of the sample slze at the small area level.

Each of the data sets presents some weaknesses. Although the 1980
Census only reflects an estimate of housing value at one point In
time, it has the advantage of being a 100 percent survey of occupled,
single-unit housing. The other two sources offer time serles data
over perlods of four and five years.. They have the liabllity, how-
ever, -of sometimes lacking a sufficient sample size at the small

area level in any glven year to allow an acceptable level of statis-
tical confidence. ‘

Due to these characteristics of the data, certain mod!flcations
were made In the study's original Intent. Rather than doing annual
compar jsons of housing value, 1979 was chosen as the comparlson
year and the 1980 Census data set chosen dus to the abllity to
summarize It at the county, tract and block level.
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The geographic levels of comparison were the County as a whole, (
the Census Tract or Tract cluster in which the Study or Control .
Areas were located and the areas within a 1000-foot radius of the

Study and Control location centroids.

A next step was to use the data available on real estate activity
in the Multiple Listing Summaries to estabiish market performance
between 1972 and 1982 in both the Control and Study Areas* The
results were compared to real estate activity In the residential
market of Center Township which, In terms of value and genera)
housing condition, most closeiy resembles the two areas among the
nine Marion County townships.

COMPARISON RESULTS

AVERAGE MORTGAGE VALUES - 1979 -

Marion County! | $ 41,854
Control Areas Study Areas
Tract/Tract Clusters’ $ 31,858 $ 28,003
[ Tract/Tract Clusters?2 ] [ 27,872] _ [ 21,605 &
1000-Foot Radlus' 23,721 24,616 C~‘
[ 1000-Foot Radfus3 ] [ 16,038 { 23,823

]. Source: 1980 Census.
2. Source: Home Mortgage DIsclosure Act Statements.
3. Source: Residential Multiple Listing Summariss.

- dm

Comparison of the 1980 Census data would indicate that the value
of housing in the areas addressed In this study are from 40 to 73
percent below the Marion County average. 'While the average value
of housing at the census tract lavel was somewhat higher in the
census tracts In which the Control Areas were located than those
In which the Study Areas were located ($31,858 vs, $28,003), the
opposite was true when comparing the target areas themselves.
Housing values within 1000 feet of adult entertainment businesses
in the Study Areas were greater (although by a lesser margin) than
those in the Control Arsas ($24,616 vs. $23,721).

* Whereas the sample size is sufficient In most years to provide
acceptable conflidence levels for mortgage averages, the sample Is
only marginally acceptable in 1981 and 1982 for the Control Area. ‘
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This filnding Is borne out by an examination of actual mortgages
executed within the affected census tracts of the Control and
Study Areas, as well as real estate listings at the 1000-foot
level. .

Using mortgage and real estate listing data we find that, while
consistent with the Census data findings, the disparities were
more acute. Average mortgages at the tract level were $27.872 vs.
$21,605 in the Control and Study Area tract clusters respectively.
At the 1000-foot level, real estate listing values In the Control
Areas dropped to $16,038 while Study Area listings Increased by
approximately 10 percent over the average mortgage value in the
tract clusters of the Study Area.

It would appear that, while property values at the tract cluster
level are appreciably higher surrounding the Control! Areas,

housing within the Study Areas themselves Is, on the average, of
distinctly higher value than housing stock In the Control Areas.

TIME SERIES ANALYS1S RESULTS

During the perfod 1979 through 1982, mortgages processed in the
Control Areas of the study showed an average annual sppreciation
rate of +24.7 percent. During the same time frame, mortgages
appreciated at an average annual rate of only +8.7 percent In the
Study Area. In comparison, residential mortgages in Center Town-
ship appreciated at a +16.7 percent average annual rate for the
period.

AVERAGE MORTGAGE VALUES
1979 - 1982

' 1979-1982
1979 _1980_ _ 1981 _ 1982 % Change

Control Area'  $16,038 $21,687 $22,650 $28,420 + 77%

Study Area’ 23,823 25,432 30,964 30,090 + 26%
Center Township? 16,100 17,178 18,903 25,099  + 56%

!.Source: Indlanapolis Multiple Listings for Residential Prop.
2.Source:Home Mortgage Disclosure Act Statements.
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MORTGAGE VALUES
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The average value of mortgages from 1979 to 1982 in Center Town-
ship increased by 56 percent while Control Area values increased
by 77 percent and the Study Area by 26 percent.

“RESIDENTIAL REAL ESTATE ACTIVITY
1979 - 1982

1979 1980 1981 1982 % Change
Control Area Listings' 29 23 15 15 - 52%

Study Area Listings! 28 28 26 29 + i3

Center Township Mortgages? 898 635 377 182 - 803

1. Source: Indpls. Multiple Listings, Residential Properties.
2. Source: Home Mortgage Disclosure Act Statements.

Both Center Township and the Control Area followed general market
trends In the volume of real estate activity, falling by 80 per-
cent and 52 percent, respectively, from 1979 to 1982. Once again,
the Study Area performed In an atypical fashion, actuaily regls-
tering a slight increase in volume (4 percent) over the same period,

CONCLUS | ONS

While bearing in mind the above-menticned difflculties In certain
cases with the sample size at the sub-area level, the following
observations may be made on analysls of the data.

A comparison of residential real estate listings indlicates that
the areas chosen In thls study which have adult entertainment
establishments within their boundaries have, on the average, a
residential housing base of substantially higher value than that
located In the areas chosen as control sites.

Despite the higher value of housing stock in the Study Areas,
property values appreciated at only one-half the rate of the Con~
trol Area and at one-third the rate of Center Township as a whole.

Another anomaly apparent in analysls of real estate activity within
the three areas is that market forces within the Study Areas were
present which caused real estate activity within Its boundaries

to run completely contrary to County, Township and Control Area trends.
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In summary, the available data indicate that twice the expected
number of houses were placed on the market at substantially low-
er prices than would be expected had the Study Area real estate
market performed typically for the period of time in question.
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~ PROFESSIONAL APPRAISAL OF [MPACTS

Because of the great number of variables that have the potential
to cause a particular real estate market to perform crratically

at a small area level, it was decided to solicit a "best available
professional opinion' from real estate appraisers regarding the
market effect of adult entertainment businesses on proximate

land values,

The Indianapolis Division of Planning approached the Indiana
University School of Business' Division of Research for assis-
tance in polling the real estate appraisal community on the sub-
ject. The University proposed that the survey be national in
scope and offered to design and pretest the survey instrument.
Or. Jeffrey Fisher of the University's School of Real Estate
collaborated in - drafting the instrument and conducted the ini-
tial test at a workshop in early September. Analysis of this
pretest indicated the need for minor adjustments to the form,

tn its final format, the instrument {cf. Appendix I! ) posited
a hypothetical middle income, residential neighborhood in

which an adult bookstore was about to locate. Respondents were
asked to numerically rate the impact of this business on both
residential and commercial property values within one block and
three blocks of the store. They were also asked to rate a num-
ber of potential other uses 3s to whether they would increase
or decrease property values. Finally, survey participants were
asked to express what they generally felt the effect of adult
bookstores was on property values.

The survey sample was drawn at two levels., Using the membership
of the American Institute of Real Estate Appraisers as the sur-
vey universe, a twenty percent random sample of members was
constructed for the entire nation. In addition, MAl (Member
Appraisers Institute) members who practiced in 22 Metropolitan
Statistical Areas! (MSAs - as defined by the U. S. Bureau of the
Census) of a size similar to Indianapolis were surveyed at the one
hundred percent level. '

In January of 1984, 1527 questionnaries were mailed. As of
February 22, 507 (332) had been returned. These returns were split
evenly between the 202 (249 returns) and 100% (258 returns) samoles.
In the national sample the rate of returmn by geographic region 2 was
fairly consistent East,41 - 27%; North Central, 56 - 28%; South,
89 - 25%; and, West, 63 - 24%.Return rates from the 1003 MSA survey
varied from 14% from Newark, N. J. to 62% from Cleveland, OH.
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203 NATIONAL SURVEY RESULTS

Survey respondents overwhelmingly (80%) felt that an adult book-
store located in the hypothetical neighborhood described would
have a negative impact on residential property values of premi-
ses located within one block of the site. Of these, 213 feit that
the property value would decrease in excess of 20%, while 59%
foresaw a value decrease of from 13 to 20%. One-fifth of the
respondents saw no resulting change in residential property val-
ues, : :

Seventy-two percent of the respondents also felt that there would
be 3 detrimental effect on commercial property values at the same
one block radius. Only 10%, however, felt that the effect would
exceed 203 of worth with the majority (623) seeing a 1% to 2032
decrease in value. 283 of the survey predicted that there would
be no negative effect. .

While the great majority of appraisers felt that the effect of
an adult bookstore on property within one block of the site
would decrease property values, they felt that this impact fell
off sharply as the distance from the site increased.

At a distance of three blocks, only 363 of the respondents felt
that there would be a negative Impact on residential properties,
whereas 64% felt that there would be no Impact at all. Better
than three-fourths (77%) of the survey saw no impact on commer-
cial property at this distance.

in summary:

= The great majority of appraisers whc responded to this sur-
vey felt that there is a negative impact on residential and
commercial property values within one block of an adult
bookstors. '

- This negative Impact dissipates markedly as the distance
from the site increases, so that at three blocks the esti-
mate of negative Impact decreases by more than one half
judged by the number of respondents Iindicating negative
impact at three blocks.

= The majority of respondents felt that the negative impact
of an adult bookstore is slightly greater for resldential
properties than for commercial properties and decreases
less dramatically with distance for residences.
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RESIDENTIAL PROPERTY AT ONE BLOCK 2

Impact of Adult Bookstores On

HATI GiiAL SURVEY OF APPRAISERS
Property Values
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RESIDENTIAL PROPERTY AT THREE BLOCKS

NATIOMAL SURVEY QF APPRAISERS
impact of Adult Bookstores On

Property Values
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Respondents were also asked to evaluate the impact on residential
property within one block of a number of alternate uses for the
hypothetical site described in the survey,

Of the alternate uses proposed, a clear majority felt that a medi-
cal office or a branch library would increase the value of sur-
rounding residential property. A store-front church, welfare of-
fice, tavern, record store, ice cream parlor or video-game parlor
were generally felt to neither improve nor decrease residential
property values significantly. On the other hand, a substantial
majority felt that a pool hall, drug rehabilitation center or a
disco would decrease property values - although not as overwhelm-
ingly as an adult bookstore,

NATIONAL SURVEY OF APPRAISERS

Impact On Residential Properties
Land Use Value

| R o same S

Store~front church 52 20% 58% 162 1%
Pool hall L} 1 8% 453 38% 83
Welfare office - 128 46% 332 8%
Neighborhood tavern 23 182 453 32% L} 1
Record store 8  27% 613 5% -
Medical office 243 382 35% 23 -
Drug reha§ Center - 73 35% h2% 17%
lce cream parlor 152 30% 532 3 -
Video~game parlor 13 183 50% 273 5%
Disco - 11T b2y 352 122
Branch tibrary 243 34% 382. 43 -
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The survey also asked the degree to which adult bookstores affect
property values generally and the basis for this opinion.

Twenty=nine percent. of those expressing an opinion saw little or no
effect as the result of adult bookstores on surrounding property
values. They based this opinion on their own professional exper-
ience (13%), the observation that this use usually occurs in an
already-deteriorated neighborhood (24%3) and the feeling that

only one such adult entertainment use would be inconsequential.

A substantial-to-moderate negative impact was projected by 50%

of the respondents. Twenty=-nine percent felt that this was be-
cause it attracted ''undesirables’ to the neighborhoods in which
they were located, while 143 felt that it creates a bad image of
the area and 153 felt that the use offended pervalling commun-
ity attitudes so that home buyers/customers would be discouraged.
13% based their opinion on professional experience.

A number of survey respondents (20%) saw the potential impact on
3 neighborhood as being contingent on certain variables. 28%

of these felt that it would depend on the existing property val-
ues in the area as well as the subjective values of its resi-
dents. 233 felt that development standards such as facade and
signage would determine Impact and 113 saw the nature of the ex-
isting commercial area and |ts buffering capacity as being most
important.
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NATIONAL SURVEY OF APPRAISERS

Impact Of Adult Bookstores on

Property Values
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1003 MSA SURVEY RESULTS

The 100% survey of Metropolitan Statistical Areas similar in size
to Indianapolis produced results that were consistent in virtually
all respects with the results of the 20% national survey.

As in the nationwide survey, respondents overwhelmingly (78%)in-
dicated that an adult bookstore would have a negative effect on
residential property values in the neighborhood described if they
were within one block of the premises. 19% felt that this depreci -
ation would be in excess of 20%, whereas 593 foresaw a decrease in
value of from 1% to 20%.

Sixty-nine percent saw a similar decrease in commercial property
values within one block of the adult bookstore. As in the national
survey, far fewer {only 10%) felt that a devaluation of over 203
would occur. The majority (533%) saw the depreciation as being in
the 13 to 20% range.

Once again, the negative impact observed within a one block radius
of the adult bookstore fell off sharply when the distance was in-

creased to three blocks = although, judged on the number of those

indicating no impact, there would appear to be more of a residual

effect on residential properties than on commerclal properties,

39% of the appraisers felt that a negative impact on resldential
propgrties would still obtain at three blocks from the site. Only
three percent felt that this Impact would be in excess of twenty
percent. The remaining 363 felt that depreciation would be some-
where in the one to twenty percent range. 613 saw no appreciable
effect at all at three blocks.

Commercial property was judged to be negatively impacted at three
blocks by 233 of the survey. 763 saw no change in value as a re-
sult of the bookstore. :

In summary:
= Appraisers assigned a negative value to an adult bookstore
located within one block of residential and commercial pro-
perties at an approximate three-to-one ratio.
= At a three block distance, this ratio tended to be reaversed.
= The number of those Indicating a decrease in value at three

blocks decreased at only one half the rate for residential
property as for commercial property.
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IMPACT OF ADULT BOOKSTORES On RESIDENTIAL PROPERTY AT ONE BLOCK
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In response to a question asking appraisers to rate the impact
of a number of different commercial uses at the same location on
residential properties within one block, the majority felt that

a medical office or & branch library would have a favorable im-
pact while a welfare office or drug rehabilitation center would
have an undesireable impact. The majority felt that a store-front
church, pool hall, neighborhood tavern, record store, ice cream
parlor or a video-game parior would not have much of an impact
and were about equally split as to whether the effect of a disco
would be neutral or negative.

MSA SURVEY OF APPRAISERS
Impact On Residential Properties
Land Use Value
Higher Lower
Much Some Same Some Much
Store~-front church 43 243 52% 20% 12
Pool hall 11 123 W8S 33% 6%
Welfare office 13 133 h1g 3R 7%
Neighborhood tavern - 17% 52% 253 6%
Record store 63 292 .Sht 10% -
Medical office 208 37% 3% Ay -
Drug rehab center ' - 62 39% 40% 152
lce cream parlor 113 4 293% 52% 53 -
Video~game ﬁarlor 12 172 512 28% i+ 1
Disco - 132‘ 43 33 102
Branch library 24 373 3 5% 1R
45
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In response to the question about their evaluation of the impact
of adult bookstores generally on surrounding property values, 21%
of those expressing an opinion felt that there would be little or
no impact with such a use. They principally based this opinion on
their experience as appraisers (20%) and the observation that such
uses usually located in areas that had already deteriorated (26%).

47% of the survey felt that there is a substantial-to moderate
impact. Their opinions were based on professional appraisal ex-
perience (18%), and the observations that: given current mores,

an adult bookstore would discourage home buyers and customers (14%);
the use precipitated decline and discouraged improvement (11%);and,
it would attract '"undesirables'' to the neighborhood (29%).

The nature of this impact on property was contingent on a number
of factors in the minds of 32% of the respondents. 133 felt that
it depended on local attitudes and the adequacy of legal controls
on their operation. Exterior factors such as signage and building
facade quality were seen by 16% as the determinant. 303 felt
the impact would be directly related to the values (both monitary
and human) prevalent in the neighborhood. And 20% felt that the
answer depended on whether or not the business was likely to at-
tract other such businesses,.
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MSA SURVEY OF APPRAISERS

EFFECT OF ADULT BOOKSTORES ON PROPERTY VALUE

LITTLE OR NO EFFECT
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SUMMARY OF FINDINGS

The great majority of appraisers (75%) who responded to the national
survey of certified real estate appraisers felt that an adult book -
store located within one block would have a negative effect on the
value of both residential (80%) and commercial (72%) properties. 50%
of these respondents foresaw an immediate depreciation in excess of
10%.

At a distance of three blocks, the great majority of respondents (71%)
felt that the impact was negligible on both residential (643) and
commercial (77%) properties. Even so, it would appear that this
residual effect of such a use was greater for residential than for
commercial premises.

In answer to a survey Guestion regarding the impact of an adult book-
store on property values generally, 50% felt that there would be a
substantial-to-moderate negative impact, 30% saw little of no im-
pact, and 20% saw the effect as being dependent on factors such as
the predominant values (property and social) existing in the neigh-
borhood, the development standards imposed on the use, and the abil-
ity of an existing commercial node to buffer the impact from other
uses.

The results of the 20% national sample and the 100% survey of Metro-
politan Statistical Areas were virtually identical. The one signi-
ficant variation that did occur was in the response to the question
asked as to the effect of adult bookstores on property values gener-
ally, Respondents in the MSA survey placed more emphasis (32% versus
203) on conditional factors at the site.
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FOOTNOTES

1. Metropolitan Statistical Areas (MSAs) surveyed at 1003 were

chosen on the basis of having a one to two million popuiation
at the time of the 1980 U. S. Census. They were: Phoenix,
Arizona; Sacramento, San Diego and San Jose, Califomia;
Denver/Boulder, Colorado; Hartford, Connecticut; Fort Lauder=-
dale, Miami and Tampa, Florida; Indianapolis, Indiana; New
Orleans, Louisiana; Kansas City, Missouri; Newark, New Jersey;
Buffalo, New York; Cincinnati, Cleveland and Columbus, Ohio;
Portland, Oregon; San Antonio, Texas; Seattle, Washington; and
Mi lwaukee, Wisconsin. Although slightly outside the population
parameters for this selection, Louisville, Kentucky and Atlanta,
Georgia were also included.

Regional designations used were those employed by the U. §. Bureau
of the Census for the 1980 Census. The data were processed and
crosstabulations performed using the Statistical Package for

the Social Sciences.

The discrepency between the number of survey responses and the
number of responses to the question in this and subsequent tab-
les is the result of some respondents having omitted answers to
questions & and 7 of the survey.
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APPENDIX |

Area Maps
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NOTE

For the purpose of this study,
the maps included in this Ap-
pendix categorize existing land
uses within the Study and Con-
trol Areas as having a Resi-
dential or a District Commer-
cial Character.

All dwelling district, neighbor-
hocod~related commercial and spe-
cial use zoning classifications
are designated as being of ''Res-
idential Character",

More intense commercial uses,
industrial uses and district=-
related special uses are consi-
dered to have a 'District Com-
marcial Character'.

e



ADULT ENTERTAINMENT BUSINESS STUDY

LLL
)

=
‘E""
- e ;
f ) bteieniied -
' #’ ey,
0 = e | : Dol |
—— i | SE— - ]
= = =0 oR |
— s | g A ] | rx [237]
— 5 = s
ol r FL)
eV : _"u"
b:‘ =1
gtk | epppen -
LT =Y =ES
— ——r—a
% 00N | mdive -1e ™
- 5 - 1g |
- % ¥
ﬂ £ B3 2 |
6o - PSS . )
1T L
-‘.] :r I |
‘H!-‘- L L -
au......
K
o= b [ ow
e B -
— han e
e [ S
[~ on e—
p
F = - — ) j =35

STUDY AREA LAND USE R} P :

3155, 3201 East 10th St. £
] Residential Character 3
District Commercial

Character

©  Adult Entertainment Site '




ADULT ENTERTAINMENT BUSINESS STUDY

et pmamabesaat peaaqiicy 'EFEEEE
| EFErE b eerer (acrere o ma - EEEEER
Svrys hl wyrss | mress il EFFL - 3 E| EEER
LR It | LIS 2ad
1] - . » YLV
'y P".""-"L' | = a2 ] 2328 3 > - : »
EE BrAEEH B 3 -
A B B whv v B 33
40%w " a3 W | VT E ) foned Ti
!;_, [T) ojni Ac « h" :j == 13t dlaa Alla
K] a FiE3 # = - » + 13
T YrFE | evren | T o = 1zi 42 ‘:23 ‘"{ : IS 8| STFEI L.
yeef g FTEX] FEITE i LT 4t e = 113 3T Y] a
HETETa 1::1 'S ‘!‘!:[.l o ? T w 137213
2z I J!. FEE #] - 'Ji - 3 i g
wF (L 1+04 LH L LI | FE]
- 3 1% 3923 L7} - ] o e
Ay Fd | T I ]
= At il
e [VE| Y] 1.} T . —
Eié: I i::é% ated 1:7:2 TN
w‘—l wile At ALY IO
L P (1T : N e Y
J E‘" i . b E FTEN] 20
 CR L. 3t i) 2 4 .
| 3L ETFP ]
L.+ s | T WY ‘;L—r 1 a £ - EaTEEM
: ! , ;} + ¥ ] ]
3 - ot 3 -
5 . 11 * o
: ISR : (i
Wﬁ- - - - - --——.-%s's-_—J- -
" - thdi M :'1 -y #l - -
» A 3 £ -t L\ l ] m
[ . I [ T - =3 353 H
m— _|"|'1 1 4L ﬁj b & L] 31752 1 | : —]
sl ETT 212k 2oid a3 ree | PALEY] ¢
ARk FEFR ELY) A%sd 4% )
s Gned A G . ﬁ:
3 FETY] 1ta] LAty 3172 qnse 17.2 - »r
Lo FITEN | B TT™ 132 FLTTY PO | ELTTY i{:}l r
1la. tasa 1422 11¢ g.’_..uu_ np——
ey Thl aadl H "'.‘ [ ‘:l.--q =
EPLY] T ia~ 5 1.8 P 1
das 24 Al - ? Y
| erid [3° ia) P 2i
ald 1 1!ﬁ l: s i 3 [ I L L) : [
’iu_ 37 T3a2e ful " Y] : ] R -
BTTLE | ETIN 3.4 - e , 3 —
- a _‘,-‘s_“ 2aaad ] ™ - P - - § H
2 -*_L,‘ _t_,;_ 1_,1!. | P .‘A, - :..‘1\ -
Bl . A e lade - -1 - 2
34 ) LS j?- 1ad S 1l Jad Ji la sl — -
- —_—————qr
15 | r,;,q q H as+e | X554 i ad
. Jlaiss lisrs § Lassl L dizs | Lis 2 il
i IR "
| p
b Ty or
STUDY AREA LAND USE A JpLusiffiisa i
I.L., P -
5429-31 East 38th St. wes Sl 4
. 1 =30 ' ”-:
[ Residential Character INTGOMERY | = sl =]
| T 1
/4 District Commercial PARK 1 — =
Character r = i | |
| F=
| A (et | S|
©  Adult Entertainment Site | EQE O | —
I —

AuvdyBon



" ADULT ENTERTAINMENT 3USIMESS STUDY

| U]
hzw@

* AINW ) il _‘
v, 3-8 M 8 ) ._
| MQH%Q AWl wi .
¢ e 1 h n = L]
n;qn \ Il U o m m m
3t N (o m e P $
2 \ .m..m 2 E £
ih) : $§ 9 E ¢
THIT V| < m 2 Oy £
EcEd " w -
2} o« m m .mm.:
> 3 B33
S Ll Jd 0 € 00 «
» amtuts | (NI o = & Um ”
..“.... . " - ﬂ :m o
{14 zd 3. b
OIILLINS 'A.w Mw “ >
TN * o T ] o
1L, IEDRNR IS £ : @
. - AN o 3>
: zE._E E.q . .m m ..." g 2
CERTAS &E , b 3 °
. ) 3
| 2! Q
[ ]
: )
Ir .||
\
el v/
| b
1= -
[ . . “-“
T " i)
A ] . ,“_..“
_..;‘l— : _:Em " i it

I=11t

ey



ADULT ENTERTAINMENT BUSINESS STUDY

,

[

o f

i

P U g

STUDY AREA LAND USE

=N o h | i s
- ra|ov
a1
E "',.,T i_i FTF
Fa e 3 1
i lF;:. 'y
) at gy £ ey b iy
Bicd E - LTsY - Wi
= 1 K L¥)
»—;:.:_- el - —
3 g -—
r (¥ e B o
T g 4 —
- el ) oa
v ] ] »
; p—et .
L] it
s —
: i) T
. [~
(4.8
~ 3¥
3 s i 1ed] b
3 - 3 fon——
- ~ -j ! ;
' 17 5 :
137w r .
;-i' Ga o
' o > p—
al ]
- | =
Y P ;" ;
- - A%/ 7 7l 7/; v
ik 3 7 ée/ A !’..'
‘% F”) /B rm
- - 1™ |
/A YY) EINEERER
A— TR 4
Bl = = » .
e B —
'. -:‘T‘: — ™ - -
=y - —
,1!.’ |Q: | f
wEL) | T . L J— .
I >, | 4
o] [T : —1
=1 I 1 B — =
- _,.‘:J: - r-—!
_.h: - =
13 —— [
v gl o — = hints B et
T - - = % ‘
4% - -
1164 Jd mnn

3535 West 16th St.
{1 Residential Character

District Commaercial
Character

¢  Aduit Entertainment Site

T_m].

[ I | [ ——y ]

oyl as



4DULT ENTERTAINMENT BUSINESS STUDY

[II1)
- N A FEe Y] oM ,
e B R P

sy

(1Y | ol M b L ]
SRR AR EE ] )
£t 4 ] »

. 15
| dw THT ]

2 e
2ol [H

“ &\. ) AT i
“ PR A [ 1EE
] | - E
]
! NN
i IS
! <
: Q Ts TH
. = rf
- w .3 155
i 8 T
| . kel
| X I
(_ <
X =
3 ou | ol
‘ - Rl
§= A
’f v
by T
m v el ] —
§ NI A
s ”-mtx....‘. .mf. Nl
Y I i
W H ] LR T
ﬁ xr
3 - -t "
- ..
|l. - Jkd.J L
[]
s LS
) -
f!.‘n-ll
LHH
JE4S,

STUDY AREA LAND USE
6116-6122 East Washington St.

|
|
% E
SGE 3
mm«mH
§5% v I
wnmmﬁ
mmc.M
N
N of
e

=

‘t..——"m

67



apULT ENTERTAINMENT BUSI:ESS STUDY

- — y ot =B
i J

i .
¥ e e e
= STUDY AREA LAND USE

4441-4475 North Keystone Ave.

1 Residential Character

District Commercial
Character

0 ~ Adult Entertainment Site

PENNWOOD

o il

bT



ADULT ENTERTAINMENT BUSINESS STUDY

H
- T s

Y, - - —

3! 1L ,', 1t =ia

34 —
— :';_
i " Al = T S
< —
g Ty Emu _

! ¥

<t- ] ——

[ N 243 ‘_..
e [: e

=
i |

§ = .

X = » -

i : Lg - E“‘_ = —

] | Y

g_l.l._{ 3 & —

3 ¥
SO FEES e EIE ek A R SR e
Z[" CONTROL AREA LAND USE g :ﬂé ==
—| 2500 East 10th St. SO e e t
._- . . — l
;=1 ] Residential Character = =t s B BE
= District Commaercial e gl : .
= Character g $ =
(4D P -
- @ Control Area Centroid s
;:o - . B et —— —— p— #.f-_l'a Y i Lal——
I=vii



ADULT ENTERTAINMENT BUSINESS STUDY

. ~—— i.
|

[ : &t : TTHTTH @
(TTIIT) OCUTATTOE I CEHIIIT) e e RTINS
Y L &) - .“ .h.u ..-- -on I ok m
_ . H Ul _ e |
5 § ; g B HH .
TR AT T ...qaxqu LN FEE “
T g A S
JH V[ i A TR & rE :
: Ll : LT | : \
_ TS SIN. hE. i ...E n
T TR RBTTIT T Sae ‘ ‘ L]
- B : o __.H ) I '
A i TTTTT L i ’ _ ;
| ier, |l 1 X
- A% o 7 N \x_mw ooy m i H
Y (AT Rl F o
m...—..w...._.‘.._._- [} *u < —h.,_--. - u-_._“t _..__4&1—&1 ] mL "m . .... i3 .M‘h .
TR H TR HiTEs- § @ . 5
— : — sy e A1 T "R DT 77
w ;
9 |
2| &5 09
0 g = o
zl &8¢ §
e O |
S| §E S|
. O E 81|
o e
S[® ¥ Sy <
< m ] ..m.m [
R 3 .mm.m _
O|e £ OO0
€| . !
2| :m
0 X glaUN o
EEEEEERESERRERGRINY E_E_m . =

I=vili



ADULT ENTERTAINMENT BUSIWNESS STUDY

7

' i T - v
o m $ 9¢ ¢ _
m._.._ (H ._l mm_ qw“ o .—
J &rﬂl&ﬂnnauﬂl.‘w& — b MI._m
THIR G| @
AR 2 £3 @
. . » gy - D oh s
Ly = 2P 5 m m
e 1325 M m £EE O
O £ -
* - NI [ L. ¢ i.”m m o
Feate ©|5 & 08 <
q1. INHHN| < |2 & 88 B
Lue o PETNAN] 13 3 mm £
, 2|§ a3
\ A BIzI M cl|d
(os « N
» { »|o /
UAt oIS TIN
« Yl ole UN @
x
<
P €

ELLENBERGER

-

4

o

»
h“N.
L ...




ADULT EWTERTAINMENT BUSINESS STUDY

YT e e R
] +14- H> e (Y “
F) ¥ ‘.. [ ¢F b4 - | b _.-...
. Z0 3 1
[ EEIF P ET - © '
x ' z
|44 H . o ' o
Z 9 . *
. " 5
Lo < O i S 3
GEITTE 1 =z 2 w ©
HH T el JJTH N z
L A L Ll | S 3
b Ml .uw-.» — c“ c
. ¥ Al r-
7, ) !
el T !
3 ANY T -
[ sl uﬁ 7 Vil ._
L 1 : y 4 \ L+ = -
+ 11 1413134 g : ] ﬂ.lL
HAHTE R HH TR w
e
A I THHT HIA e @
131147 ;_..M 41 b iy ...T.. .h.#._ 1114 IS . | o m ﬂ X
T R R TR ola §§ ¢
- . L 3
EREEED N T . , o m m §E ©
22 H_IE ! 1 LEAK R I . o O E %
Il w1 1 PR, TT. ! d- L X .m I.l O [ 4
k d gAY H N33 hY Lk A ) E o % 8V <
-ﬂ\—‘— v Y ... IR o= il M . 9 mm d
1 R 2 ; ¥ A
' H “““““_ : W- 4 -F w ..M .1.. £
' t--tdtilld N ....r.?... ““— 223 m m ] .n-.u..h .m
“ 0 Uit €3 ® Q0
' f \
| - _ hu" _ J < w ”
| . i1 Ole I
uuuuuuuuuuu ) 3 Oln N

ey - -
[N L e =
rraf iz

=5
L

B
i

TN LRl v gl VY 0



ADULT ENTERTAINWMENT BUSINESS STuDY

a [ S B . . .
Noun LT e : | F e e
Tiw £ 14 > il P-4 1A oy
i N g gy L R TEEREERE
LA I - I ' ] -
-~ 3 - r H A [ ™ = Bl i 3 A 2
— (] [l ).~ -, >
iR‘ E] INJE P AR K % w07 ig 40035 ]
=14 —— - BN -:" - stelilvici~]<|v] =]~
BrRRRE ' .;:_s;:.:":'-—-'-*a-'::'-
~FIEIERC) L ML SR E EHH R H R b
s > ~ ;.
i L) A \ o o T R -."'L glEge
vl ; 1292 ] g:ﬂ R R ED Y e
s o - - N 4 - RN GERFIT! 1281 T.. 333 | ‘Wil
. T 2= R . to: | 11ue P 1321
' [0 BRURN R . ﬁ u}llg L1 T (NTES bl
™ — - magu'sm ﬁ 1130 "‘-'-h 1127 11:4 ey br, o,
[ - -
e o als 2} 0 & . vet ] e Bf e HASH il
S EH on | Gt R
- _-i..__ - S o — —— ——';:-q —1 “'-.-‘ - .-:T —[
T wl & :‘ :‘ ‘3 2 : TRy ] .
- ey ;. ..; = |k Te s-c
o 3| 4 s = ey 4 - ~ =
’9 rall (b= T T . f “ i d i i- :" -~ T ;_ -E‘t.F
. e - - - - P -z - :
- 4 oL . [N B =l }is
" I - . C ;- S—
T - T, -
|_c:.' ' ;. y
i B nIn
EREg 5 |t
] - 3
AN i LY ih: A
:_lt" S H:——H
ol L N“s : -
quq i 4 .o [ L
"L ’
TEsL| [ 7 Wi
Y Ase Tt VS
140 |
335 AT
f 43\_: 2 4
- - 3
\
¥ i \\\ — 5
o o -
» ot ] : b K
LaSe - -
A A 1 ]
x | H
- | :
1 | N
™ - 1.1 b=1"] cee -
ks
| ! o
CONTROL AREA LAND USE | ' +b
750 North Shadeland Ave — 1Y . ! L
. . i
s HIQ k Pl NIG B
[ Residential Character : i -
- - l =3
Y /274 District Commercial §l C|E NTE R, '3
Character : |- L
. | -
o Control Area Centroid JR ] |
[ ™ I | - . e een =d T

1-x1

73

.

C 3l
E4 ]

warl



ADULT ENTERTAINMENT BUSIMESS STUDY

—— ', - e e
......... - —_ 1‘
55
———
]
=~ - o '
» 50
! i 550
| -1z
S . L LAY,
! 4 2ize- s42¢ |17
= 13t FdE ] ] ol -
18 _--7 o~ 0
1 2" Py 217 z ’3‘ p—
F
1 L}
CEE - i 2 | B
W |:: -:. 221 aan | ISJJ"
ALY t a - ! L3
’.," v o bkad i T
) L
2 A -
» N ! /
S , .
\ ]
~
> N
N ¢
b
iy
P | \\
d \
N
b
= o L, 4
Jalate I ™
d et >0 w00 2300 37. @
Fod Ya b= A a ey
REE 8 2SN JFE DT
= PEI e :;l !.' = ‘t:
K] s 323 ) ) N
[ EIEY foin. | \oiad 5.3
J P | ) - o=t 17 izt ) [N
FJ" "::l: ” =ik r ’ Lad o
) & L K 3 |
A Sedvel ol _ip
4-: "y, : 7
43 |
. - r g . H
! -
-— P 1
== 1
— —
N ——— EE
i 1 | --.ﬂ

.

CONTROL AREA LAND

USE

5200 North Keystone Ave.

Character

3 Residential Character
District Commercial

o Control Area Centroid

SR Ny e Pl WA 1 |




APPENDIX 11

Appraiser Survey

7y



CITY OF INDIANAPOLIS

WALLLIAM M. MUDNUT, I
MAYOR

DAVID E. CARLEY DEPARTMENT OF METROPOLITAN DEVELOPMENT
OWECTOR

January 20, 1984

Dear MAl Member:

The City of Indianapolls, Indiana Is currently in the process of -
Preparing a new local ordinance that will regulate the location
of adult entertainment businesses In relation to residential
neighborhoods in our community.,

In an effort to provide a basis for the proposed legislation
that is equitable and legally defensible, | would like to ask
vyour help in establishing a '"best professional opinion' on the
matter, As a real estate professional, the opionions you share
with us on the enclosed survey forms would be very valuable to
us in the development of a positive legislative approach to this
difficuit local issue.

Thank you very much for Your assistance.

Sincere
»

v « Carley

cc. L. Carroll

=1 10
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INDIANA UNIVERSITY | SCHOOL OF BUSINESS

Bloomingtonvindianapolis

10th and Fee Lane

Bloomington, Indiana 47405 '
(812) 337-5507 (

Division of Rescarch

TO: Professional Real Estate Appraisers

FROM: Indiana University, School of Business, Division of Research

Please help us in this brief national survey. The information provided will
help clarify an important question. Read the following information about a
hypothetical neighborhood and respond to s few questions in terms of your
professional experience and judgment.

A middle income resideatial neighborhood borders a main street that contains

" various commercial activities serving the neighborhood. There {5 a building
that was recently vacated by a hardware store and will open shortly a8 an
adult bookstore. There are no other adult bookstores or similar sctivities in
the area. There is no other vacant commerciasl space presently available in
the nefghborhood.

Please indicate your ansvers to questions 1 through 4 in the blanks provided, i
using the scale A through G. .

Decrease 20X or mors

Decresse more than 10% but less than 202
Decrease from 0 to 10%

No change in value

Increzse from 0 to 102

Increase more than 10X but less than 202
Inocrease 20X or more

SCALE:

QNN Ow>»

1) How would you expect the average values of the RESIDENTIAL
property within one block of the bookstore to be affected?

2) How would you expect the average values of the COMMERCIAL
pProperty within one block of the adult bookstore to be affected?

3) How would you expect the average values of RESIDENTIAL property
located three blocks from the bookstore to be affected?
4) How would you expect the average values of the COMMERCIAL property { .

three blocks from the adult bookstore to be affected?

||-T|'ir- | 1



5) Suppose the available commercisl building is used for something other than
an adult bookstore. For each of the following potential uses, would the
average value of residential property within one block of the new business

“... .
A wmuch higher
B somevhat higher than if an
C about the same adult bookstore
D wsomevhat lower occupied the site.
E much lower

In the space provided, write the appropriate letter for each potential use.
Store-front church _ Drug rehabilitation center
Pool hall Ice cream parlor

Welfare office Video-game parlor

Neighborhood taverm Disco

Record store Branch library

Medical office

6) In general, to vhat degree do you feel adult bookstores affect property
values?

7) why do you feel this way?

8) Where do you practice?

City ' State

Your nase

(If you prefer not to give your name, please check here )

Thank you for your cooperation. Please return this questionnaire in the
postage paid envelope provided for your convenience.

- 8
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APPENDIX 14)
LAND USE CONTROL OF ADULT ENTERTAINMENT

LEGAL BASIS

Zoning has traditionally been defined as a process by which a
municipality legally controls the use which may be made of pro-
perty and the physical configuration of development upon tracts

- of land within its jurisdiction. This is accompiished by means
of zoning ordinances which are locally adopted to divide the land

into different districts permitting only certain uses within
each district for ghi protection of public safety, welfare,
health and morality.

Zoning regulations not only regulaté the use to which bulldings
or property may be put within designated districts, but also the

purpose or object of the use beyond the mere conditjons or cir-
cumstances of the use.?

In a 1920 landmark decision, the New York Court of Appeals up- .
held New York City's comprehensive zoning legislation,”? and re-
affirmed this legislation as a proper exercise of the city's
police powers..

In 1926, the practice of comprehensive zoning received substan-
tial support when the United States Department of Commerce pro-

mulgated the Standard State Zonin Enabling Act. This Act be-
came the mode]l for most of the early zoning enabling legisla-
tion in the country, : .

While the courts have reaffirmed that municipalities are proper~
ly exercising their police powers through zoning regulation, it
is generally held that they have no inherent power to zone ex-
cept (as is the case with the police power itself) as such power
is delegated to them by the state legislature through statutory
enactment. The right of state legislatures to delegate compre-
hensive zoning power to municipalitLes. on the other hand, is
uni formly recognized by the courts.

Because municipalities in the state had to be enabled to exercise

zoning powers within their jurisdictions, the Indlana State
Legislature, by means of enabling lgglslation, delegated this
power to local units of government. '

Control of the use of private land inevitably raised a number of
constitutional questlons. In the landmark 1926 case of Euclid
v. Ambler Realty Co.% the United States Supreme Court upheld the
city of Euclid, Ohio's municipal zoning ordinance which had been
claimed to involve an unconstitutional deprivation of property
by deciding that comprehensive zoning ordinances are a proper

1H=1



exercise of the police power and do not constitute an unconstitution-
al deprivation of property. This position was reaffirmed by the
Supreme Court of the United States in 1927.7

Thus, the general legality of zonigg is established beyond doubt.
Subsequent decisions by this court® established that such ordin-

ances, however, could be unconstitutional when applied to a par-

ticular property. This established the basis for the system under
which the City of Indianapolis currently operates where each var-
fance or rezoning request is decided on its own merits.

THE PUBLIC WELFARE

The police power authorizes a government to adopt and enforce all
laws necessary to protect and further the public health, safety,
morals and general welfare of its citizens.

Limitations on the exercise of zoning power are essentially the
same as those restricting the police power under the U. S. Consti-
tution, i. e,, they must be reasonable and guarantee due process
and equal protection. It may not be exercised in an unreasonable,
oppressive, arbitrary or discriminatory way. Zoning laws, then,
must have a real, substantive relation to the legitimate govern-
mental objective of the protection and furtherance of the public
health, safety, morals and general welfare of citizens.

The public welfare, in these contexts, means the stabilization

of property values, promotion of desirable home surroundings, and
happiness, 0 and embraces the orderliness of community growth,
land value and aesthetic objectives!! and is reasonably design-
ed to further the advancement of a community as a social, econom-
ic and political unity.12 '

CONTROL OF ADULT ENTERTAINMENT!3

Reacting to the increased availability of pornography in the United
States and attendant pressures at the community level for its con-
trol, a number of municipal governments have addressed the pro-
liferation of adult entertainment businesses through, among var-
lous methods, land use controls. The validity of such an approach
was upheld in 1976 {ﬂ the landmark decision Young v. American

Mini Theatres, iInc. in which the Court upheld a Detroit oning
ordinance which prohibited more than two adult movie theaters or
other sexually-orientated enterprises from locating within 1000
feet of one another or certain other designated businesses. Against

-
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attacks grounded in the First and Fourteenth Amendments to the
Constitution of the United States, the Court sustained the ordin-
ance on the dual bases that:

1. The ordinance was a reasonable response to demonstrat-
ed adverse land-use and property value effects asso-
ciated with sexually-oriented enterprises; and

2. the ordinance silenced no message or expression but
merely placed geographic restrictions upon where such
expression could occur,

While an exhaustive analysis of the Young decision |s beyond the
scope of this discussion, the following generalized principles
may be gleaned from the plurality, concurring and dissenting
opinions of the Justices., First, hostility to constituticnally
protected speech is an impermissible motive. The more apparent
and rational the relationship of the adult use restrictions to
recognized zoning objectives, such as the preservation of neigh=
borhoods and the grouping of compatible uses, the greater the
likelihood that the restrictions will be upheld,

Second, even a properly motivated ordinance will be Invalidated
if it unduly burdens first amendment rights. For example, an
ordinance imposing locational restrictions that are so severe

as to result in an inability to accommodate -the present or anti-
cipated number of adult businesses in a municipality will cer-
tainly be struck down. The Young court repeatedly moored its de-
cision upholding the Detroit ordinance upon the finding that
ftumerous sites complying with the zZoning requirements were a-
vailable to adult businesses and that the market for sexually-
explicit fare, viewed as an entity, was therefore "essentially
unrestrained'', )

Third, ordinances which are so vague In wording and definitions
that a non-pornographic entrepreneur is unclear whether he falls
within its proscriptions may be violative of due process. A

vague ordinance may operate to hinder free speech through use of
language so uncertain or generalized as to allow the inclusion of
protected speech within its prohibitions or leave an individual or
law enforcement officers with no specific guidance as to the
nature of the acts subject to punishment.

Finally, an ordinance which authorizes the exarcise of broad
discretionary power by administrative officials to determine
which adult business will be allowed to operate, especially if
the exercise of such discretion is not grounded on objective,
ascertainable criteria, will probably be disapproved as contrary
to the precept that, in the First Amendment area, ''government may
regulate only with narrow specificity''.

=111 _ ga



Any community, then, which would employ its zoning power to regulate
adult uses within its jurisdiction must be particularly concerned
that the adoptive ordinance be demonstrably motivated by and found-
ed on sound land use principles, it allow reasonable accommodation
for such uses within its jurisdiction, and that it clearly define
both the nature and reguiations of the use in order to avoid, to

the extent possible, the need for subjective interpretation of each
proposed use,

The Young decision has encouraged a great amount of experimentation
on the part of municipalities in an effort to prevent deterioration
of their commercial districts and adverse impact upon adjacent areas.
The effectiveness of these innovations will be determined by time
and the legal tests to which they will be subject as this business
segment establishes itself.

For the time being, however, this decision encourages an approach
in which localities have tended to control the siting of adult en-
tertainment businesses on the basis of land use.

111l=)¥
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FOOTNOTES

1. Cf Smith v. Collison, 119 Cap App 180, 6 P2d (1931); Devaney v,
Bd. of Zoning Appeals, 132 Conn. 537, 45 Ad2 828 (1948 Toulouse

v, Bd, of Joning Adjustment, 147 Me 387, 87 Ad2 670 (1952).
2. Cf American Sign Co. Y. Fowler, 276 Sw2d 651 (Ky "1955) .

3. Cf Lincoln Trust Co, v, Williams Bldq. Corp., 229 NY 313, 128
NE 209 (1920},

b, Jonas v. Fleming Town Bd. § Zoning Bd. of Appeals, 51 Ad2d 473,
382 NYS 2d 394 (4ch Dep't 1976).

5- lgC- 36‘7‘#-

6. Euclid v, Ambler Realty Co.; 272 U.S. 365, 47 S Ct 114, 71 L Ed
303 (1928). : .

7- Cf Zahn v, Bd, of EEE! Works, 274 U.S. 325, 47 $ Ct 574, 7T L
Ed 1075 (1927); and Garieb v. Fox, 274 U.S. 603, 47 5. Ct. 675,
71 L Ed 1228 (1927).

8. Cf Sup. Ct. In Nectow v. Cambridge (U.S., 183, 48 S. Ct. 447,
72 L Ed 842 (1928).

9. Cf Scrutton v. County of Sacramento, 275, Cal App 2nd, 79 Cal

Rotr 872 (1989); Troiano v. Zoning Comm'n of Town of No. Bran-
ford, 155 Conn 265, 237 A2d 536 (19677 and, Trust Co of Chicago

v. City of Chicago, 408 111 91, 96 NE 2nd 499 (1951).

10.Cf State v. Bessent, 27 Wisc. 2d 537, 135 NW 2d 317 (1965).

11.1bid., and J.D. Construction Co. v. Bd. of Adj., 119 NJ Super 140,
290 A2d 4527 (1972).

12.1bid., and Fischer v. Bedminster Twp., 11 NJ 194, 93 A2d 378 (1952).

13.For a more complete discussion of this subject, see Mathew
Bender, Book V, Chapter ill, Sections 11.01,11.02 and 11.03.

14.CF 421 s 50, 96 S Ct 2440, 49 L Ed 2d 310, reh denied 97 S Ct
191 (1976), rav'd 518 F2d 1014 (6th Cir 1975).
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