A Great Park for a Great City
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Fair Park

“Fair Park, I’m reminded
every time | visit New York
or San Francisco, could be
our Central or Golden Gate
Park. It could be one key
to the revitalization of our
inner city. Like so many
institutions and men and
ideas, it instead has
become a neglected
monument, no longer
satisfying to a city in a
very big hurry. Yet the
possibilities are there;
they should not be
overlooked.”

D Magazine,
quoting noted Dallas architect
James Pratt, 1975




“A positive impact of 20% on property
values abutting or fronting a park s a
reasonable starting point guideline for
estimating a park’s impact.”

John L. Crompton, Ph.D., Texas A&M
Renowned Economic Impact Expert
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Ten Sobering Facts about Dallas

1. Job Market Hasn’t Fully Recovered. From 2001 to 2014, Dallas County lost 144,093
jobs. While the job market has been improving in recent years, employment is well
short of peak levels.” Dallas’s neighboring cities are attracting more major employers
(e.g., JP Morgan Chase and Toyota North America have moved to Plano, Stand Rock
Hospitalities added 1,000 jobs in Grapevine.)?

2. Incomes are shrinking. In 2015, our city’s median household income fell to
$43,781*—and only $20,892° for the Fair Park / South Dallas area—compared to
$83,7936 for Plano, and $61,644 for the Dallas-Fort Worth-Arlington area.

3. Infant mortality rates are on the rise. From 2014-2016, infant deaths in Dallas rose
to 7.43 percent,8 higher than the national average of 5.82 percent and double the
rates of developed nations, which range between 3.2 and 2.1 percent.’

4. Fewer new residents are moving to Dallas. The metro area is growing, but not
Dallas. DFW Metro’s population doubled in the past 30 years," while Dallas grew
only 10 percent during the same period." The results are especially dire when
comparing the growth in college-educated population, with Dallas ranked 70 out of
150 top cities attracting college-educated young residents.”

5. Young professionals are looking elsewhere. Of the 30 largest U.S. cities, Dallas is
second-to-last in its percentage of growth in 18- to 34-year-olds. Young professionals
are bypassing Dallas for cities with high quality-of-life indexes, such as Austin, San

Jose, Ann Arbor and Boston, which have thriving parks and other outdoor venues.”

6. Poverty is increasing. Dallas has the worst childhood poverty rate of the country's
10 largest cities with a rate at 38 percent in 2016. Dallas’s poverty rate (family of four
making less than $24,000) stood at 24 percent compared to 7.5 percent for Plano."

7- Income inequality is growing. Of the 561 largest cities in the U.S., only 24 have
income inequality worse than Dallas.” The gap between the rich and poor in Dallas
continues to expand, to the detriment of the whole city.

8. Crime rate is rising. A Dallas resident is three times more likely to be robbed than
the national average (3.22 in Dallas versus 1.02 national robbery rate),16 aresultofa
shrinking police force and declining police morale.

9. Tax base is imbalanced. North Dallas has 55 percent of the City’s population but
provides 85 percent of its tax base, while South Dallas has 45 percent of the
population but provides only 15 percent of the tax base.

10. Park land is scarce. Among major U.S. cities, Dallas ranks 50" in meeting the need
for public parks,” putting us at a disadvantage in attracting the largest segments of
the nation’s population—retirees and young professionals.




“We believe that after much careful
consideration of the matter that both the
Fair and the Park are of equal
importance: that neither should be
subordinate to the other; that while the
holding of the annual Fair is of much
import, . .. it is but for a few days of each
year, whereas the park should be for the
whole people, for the whole time, a
place of recreation and the study of
nature and the beautiful.”

Alderman J. E. Flanders
“Development of Fair Park”
Dallas Morning News, January 18, 1905




Fair Park
Early History
1886 -1936

January 1886 - The State
Fair acquires 80 acres in what
was a pasture in East Dallas, in
1887 acquires an additional 40
acres.

December 1903- A
series of mishaps including fires,
lawsuits, and construction cost
overruns lead State Fair to
financial crisis.

April 1904 - Dallasvoters
approve $125 thousand to
purchase the fairgrounds for use
as a year-round park, thus
establishing the City ownership.

19 0 6 - The new Parks
Department commissions George
Kessler to create a master plan. It
is implemented with the
purchase of 10 additional acres of
land, acquired for $12,497,
increasing the park to 130 acres.
Dallas Zoo, a racetrack, baseball
field, and various other
enhancements are built to make
Fair Park into a park.

19 2 3 - Ku Klux Klan Day is held
during State Fair of Texas with
over 30 thousand in attendance.

1935 to 1936 - Architect
George Dahl and consulting
architect Paul Phillipe Cret are
hired to transform Fair Park into
an Art Deco treasure in
celebration of the Texas
Centennial Exposition. More than
50 buildings are constructed.
Many of the buildings were torn
down after the Exposition,
including the Building of Negro
Achievement.




Fair Park
Recent History
1955-present

19 55— NAACP protesters, led
by Juanita Craft, picketed the
State Fair, which had banned
blacks from amusement rides and
food stands.

19 6 6 — A State Fairreport
concludes that the land around
Fair Park should be “bought up
and turned into a paved, lighted,
fenced parking lot" to “eliminate
the problem” of white fairgoers
having to see “the Negroes in
their shacks.”

19 8 2 — Voters approve an $18
million bond package to renovate
and repair Fair Park’s historic
buildings.

19 8 3 — Dallas Museum of Fine
Arts relocates to the downtown
Arts District, signaling Fair Park’s
decline as a year-round
attraction.

19 8 8 — Fair Park declared a
National Historic Landmark.

1990 to 200 0- The State
Fair corporation begins to
purchase commercial and
residential lots in adjacent Fair
Park neighborhoods to expand
parking. Now the State Fair owns
70 acres of surface parking sitting
empty more than 90 percent of
the year. Neighborhood
population declined from 70,000
in 1970 to less than 30,000 today.

Present — The State Fair steadily
expands its takeover of Fair Park,
controlling most of the buildings
and parking all year to support a
3-week fair, while the Park and its

neighborhoods languish. 7







A Story of “Shacks” and Seizures:
A Window into the Problem

I1t’s easy from a distance to caricature what has happened to the neighborhoods around
Fair Park. Part of the problem is that few people outside the neighborhood actually
know the neighbors. It would be worth the time to visit and ask questions, respectfully
and sincerely. And to mostly listen.

You will hear why most of the neighbors rarely step foot in Fair Park even though it’s
just around the corner. You will hear why many don’t think of Fair Park as their park,
how they feel marginalized by the formidable fence, which serves as a visible sign of
non-welcome. You might hear stories, still powerful and crushing, about “Negro
Achievement Day” at the State Fair, the one day for decades that African Americans
were allowed to attend the Fair. Or about “Ku Klux Klan Day” at the Fair, though Klan
members, being white, could attend any other day of the Fair they wanted.

But the defining story you will hear is of the seizure of homes, the methodical and
devastating removal of entire city blocks for the benefit of the Fair. All the residents
know the story. Many will know it particularly well. It was their homes seized and
destroyed. The reason why is heartbreaking.

Beginning in the early 1970s, Fair Park began to significantly expand in size. The critical
factor in this dramatic expansion was a 1966 report commissioned by the State Fair
corporation entitled, “Redevelopment Program for the State Fair of Texas.” ** The
purpose of the study, led by Economics Research Associates of Los Angeles, was to
provide planning principles and strategies for the Fair’s future, certainly a worthy goal.

In the final appendix of the report, the researchers shared the results of a survey and
interviews of (white) fairgoers. The report cites “intense emotional discomfort in
middle-class white residents of Dallas” concerning the area surrounding Fair Park. Many
felt “embarrassment . .. that visitors to Dallas [had to] see the ‘other side’ of the city.”
There was special concern about “so many colored and white people” having to be in
such close proximity to one another during the Fair.

One statement in the report is particularly chilling:

“The solution for all of these conflicts, at least in terms of Fair Park’s location, is
simple. All that is required is to eliminate the problem from sight. If the poor
Negroes in their shacks cannot be seen, all the guilt feeling revealed above will
disappear, or at least be removed from primary consideration.”

The report concludes, “This question was posed: ‘If all the land around Fair Park were
bought up and turned into paved, lighted, fenced parking lot, would that solve the
problem?’ The citizens of Dallas answered with a resounding, ‘Yes!””




And that’s what happened. Over the next few years,
homes of African-American families were seized through
eminent domain. Homes of a few white families were
seized as well, but the City offered them 10 times more
per square foot than the City offered black families in
the same neighborhood.

The City bulldozed block after block of the nearby
community. Homes and businesses were ripped down,
paved over with massive parking lots to be used only a
few days a year. A tall fence was built for the Fair to
keep neighbors out and white fairgoers feeling safe.

Let’s be clear: The City did not have to destroy these
neighborhoods. The State Fair leaders did not have to
accept the report’s recommendations. But they made a
choice. They came to a fork in the road and chose their
route. And, five decades later, while most of “white”
Dallas has no idea what happened, the neighbors of Fair
Park still remember. The consequences run deep and
long.

The unfriendly acquisition of land near Fair Park
continues to this day. Though its form is not identical, its
impact is the same. By purchasing 70 nearby acres in
recent years,” with funds that belonged to the City for
Fair Park, with the City of Dallas’s complicity and
neglect, the State Fair corporation today practices
private eminent domain over South Dallas / Fair Park
neighborhoods. Perpetuating vacancy, disinvestment,
and blight, the State Fair corporation gains parking
revenue a few days a year as well as unsightly above-
ground storage, while suppressing the property value of
surrounding lots, which it then acquires. One
neighboring business owner publicly calls it a “hostage
crisis”—as the State Fair expands, the neighbors are
held hostage to its acquisitions and operations.

The State Fair. The decline of Fair Park led to the decline
of the nearby neighborhoods. And the actions of State
Fair operators led to the deterioration of both Fair Park
and neighborhood. But we have only seen the tip of the
iceberg regarding the operations of the State Fair and
its impact on the community. Before we navigate the
fork in the road just ahead, we need to shine our
headlights on the economics and management of the
corporation running the State Fair.




“They try to build on people’s land and houses, and they
move them to build parking lots. It makes you feel like
they’re robbing you from where you’ve been all your life,
you and your family. Someone you know is gone and there’s
just concrete. They’re taking it away and there’s nothing you
can do—to make more parking lots for their Texas-OU
games.”

Ashley Walker, third-generation resident near Fair Park 1




Estimated Economic Benefit of the State Fair
(in Millions)

Dallas Park &  Haralson Study, State Fair of Texas HR&A Advisors,  Baylor Study, Dr. Crompton
Rec, 2013 (from 2014 (State Fair) ~ Website, 2015  Feb 2016 (City of ~ April 2016 Analysis, April
State Fair) Dallas) 2016




“For a community to get nothing while an
engine next door is bringing in millions of
dollars—it’s beyond corrupt.”

Dennis Bryant, Resident near Fair Park







2013 CEO Compensation for State Fairs

(in thousands)
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13. Why has the State Fair board condoned these practices and outcomes?

As a matter of public stewardship, it is bewildering that the State Fair board,
composed of many leading citizens, has through lax governance and poor oversight,
enabled the Fair’s perverse operating conditions and inequities.

The State Fair board has 55 members. None live in District 7 where Fair Park is
located. 12 are from Highland Park/University Park and 14 are from District 13 in
wealthy North Dallas. None come from Districts 4, 5, and 8 (all located in Southern
Dallas). One member is from Vernon, Texas. The board meets once a year to
receive and ratify management’s report. Perhaps the board and management do not
even know the people in the neighborhoods (other than the few they have
financially supported to ensure their cooperation).

From its admirable origins of organizing a fair, carnival and agricultural programs,
the State Fair has evolved into a money-making machine whose internal dynamics
brook no change or criticism (like a church or fraternity disregarding sexual abuse
or a minerals company covering up unlawful strip-mining and ecological damage).
The result is to exploit a public asset and public funding for private gain and wreak
havoc on a defenseless neighborhood and Dallas taxpayers.

Inside this system, its participants see themselves as virtuous, and their operations
are disguised as meritorious, despite public harm. Stuck in defending the status quo,
management and its chummy executive committee play on nostalgia for a bygone
era, while disdaining facts, best practices and the larger public good.

Unwilling to critique or change what is benefitting them—whether through ego or
greed— inconvenient facts and better alternatives are rejected out of hand. Instead
of responsible stewardship for the common good, the Fair resorts to power and
entitlement. It asserts it has the power of a lease and hence the right to do what it
wants whether or not it is good stewardship or comports with its stated “nonprofit”
mission: to “celebrate Texas by promoting agriculture, education and community
involvement.”

The spiral of violence against Fair Park and its surrounding neighborhoods,
perpetrated by the operators of the State Fair, must be reversed.

Reforming and modernizing the State Fair is long overdue, as is the rejuvenation of
Fair Park and its neighborhoods, so that Dallas will be lifted from its economic
decline. With input from all current and future constituents of Fair Park and its
neighbors, the State Fair should cooperate and collaborate to reorganize their
footprint and uses of Fair Park, for the benefit of all.

The State Fair must not be permitted to exercise blocking power over necessary
revitalization of Fair Park and its neighborhoods. If the State Fair remains
intransigent, the City has no choice but to declare the lease in default and order a
forensic audit.
















Learning from Others:
Park Renewal “Best Practices”
Fair Park has a unique history, but Dallas is not
alone in wanting to revitalize a dying park.
Other cities have found creative ways to
transform dead space into highly productive
repurposing of public land and historic
buildings—boosting year-around activities,
uniting communities, lifting property values,
providing jobs, increasing city revenue, and
enhancing quality of life.

Central Park (New York) set the standard for
public-private partnerships in 1979 when a new
conservancy created one of the great urban
park renewals in the country. Central Park had
been at the point of insolvency following
decades of neglect. Innovative financial,
operational, and management structures were
put in place, ultimately making it the most
visited park in the country—41 million annual
visitors. In 2014, the “park premium” effect
resulted in $204 million in direct spending by
park visitors, which added over $1 billion in
direct tax contributions. The Park’s 843-acres
include open meadows, ball fields, ponds, a
children’s zoo, ice skating rink, walking and
biking trails, outdoor performance areas,
educational facilities, and classical architecture.

Millennium Park (Chicago) was a desolate
parking lot in a space previously occupied by
lllinois Central rail yards, bordering Lake
Michigan and Chicago’s central business
district. This new cultural/arts/ recreation/
entertainment/park land created, as of 2017,
the top-visited tourist attraction in the
Midwest, with $2.5 billion in direct sales by
visitors and over $4 billion in new construction.
The “park premium” is credited with increasing
residential real estate values, as of 2006, by
$100 per square foot.

Discovery Green (Houston) is an urban park in
downtown Houston. It opened in 2008 with a
lake, venues for public performances, a
children's area and multiple recreational areas.
The park has lifted the Houston economy with
more than 2 million annual visitors, and added
some $1 billion in residential and commercial
projects. Since opening the park has revived
convention activity and created $625 million in
downtown development. 1




Balboa Park (San Diego), originally a World’s
Fair, is now a 1,200-acre urban green space with
open plazas, gardens, walking paths, museums,
theaters, restaurants, shops, and the famous
San Diego Zoo. In 2008, San Diego formed a
public-private partnership to manage and
operate the park. Today Balboa Park is one of
three most-visited parks in the U.S., with more
than 6 million annual visitors. The park
generates more than $280 million in direct sales
and $885 million in positive economic impact for
the City of San Diego.

Forest Park (St Louis) is a 1,371-acre public park
originally home to the 1904 World's Fair. It has
long been the home of the St. Louis Zoo, the St.
Louis Art Museum, the Missouri History
Museum, and the St. Louis Science Center. In
2000, a public-private partnership was formed,
which completed a $100 million restoration of
facilities. The park includes meadows, trees,
man-made lakes and freshwater streams. Forest
Park has more than 12 million visitors per year.

Seattle Center (Seattle) was the site of the 1962
World’s Fair. It’s now a 74-acre urban campus,
with great open space. It’s home to more than
30 cultural, educational and entertainment
entities and a stage for around 16,000 annual
events and activities. The campus also provides
rental space for commercial and community
functions and is the city’s largest live touring
concert venue. In 2016, Seattle Center brought
in 2.2 million-plus visitors. It adds almost $2
billion to Seattle’s economy and creates 18,000-
plus jobs and $90 million in tax revenue.

Crissy Field (San Francisco) is 100 acres of
stunning natural habitat. In 2001, the area was
transformed from a former military airfield and
contaminated brownfield into an environmental
showcase. Today Crissy Field is a spectacular
public space where people walk or bike on a
path with iconic views of the Bay and Golden
Gate Bridge. The area includes a gorgeous 100-
acre swath of national park land—including a
restored grassy field, revitalized marsh, new
shoreline promenade, and an environmental
education facility to ensure that stewardship of
the land endures. The revitalization included
repurposing historic buildings (including
hangars) by park-compatible tenants who
adapted the buildings and paid for the
renovations and ongoing maintenance.

























