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Appendix A

rnaiysis of Adult Business Studies in Indianapolis, Indiana and Los
hnyzles, California.

A. INDIANAPOLIS, INDLANA

In February, 1984, the Division of Planning in Indianapolis published
a report entitled Adult Entertainment Businesses in Indianapolis: An
Analysis. This report contained the results of an evaluation of the
impact of adult business upon the surrounding area in terms of crime
rates and real estate values.

Incidence of Crime

Methedology. The Indianapolis study assessed the impact of adult
entertainment businesses on crime rates by researching six areas
containing adult businesses and six similar areas containing no adult
businesses. The six Study Areas were selected from among the forty
three adult business locations. The criteria used to select the Study
Areas were their zoning mix, population size, and the relative age of
their housing stock. The Ccntrol Areas (having no adult businesses)
were chosen on the basis of their proximate location to the Study
Areas and their similarity in terms of population size and zoning mix.
Of the six Study Areas, two ccnsisted primarily of residential zoning,
two consisted primarily of ccmmercial zoning, and two contained a mix
of both residential and commercial zoning. All Study and Control
Areas were circular in shape with a 1000 foot radius.

The Indianapolis study evaluted crimes in the Study and Control Areas
for =the vyears 1978 through 1982. The study compiled all reported
incifents to which police were dispatched. These data were assembled
inte two groups: Major Crimes and Sex-Related Trimes. Major Crimes
inciuded Criminal Homicide, Rape, Robbery, Aggravated Assault,
Residence and Non-Residence 3Burglary, Lacceny, and Vehicle Theft.
Ssex-Felated Crimes included Race, Indecent Exposure, Obscene Conduct,
Child Molestation, Adult Molestaticn, and Commercial Sex.

Besulits. The evaluation found that for both cthe Study and Control
Areas, the rate of major crimes was higher than the corresponding rate
for the Indianapolis Police District as a whole. The average annual
rate for major crimes in the Study Areas was 23 percent higner than
the corresponding rate in the Control Areas. Comparison of the rates
for sex-related crimes indicated a considerably larger difference
between the Study and Cocntrel Areas. The average annual rate for
sex-related crimes in the Study Area was 77 percent higher than the
cerzesponding rate in the Conctol Aresa. The study aiso found a strong
correlation between the crime frequency and the residential character
ot -he Study areas. Crime rates were 56 percent higher in
predcminantly residential areas than in predominantly commercial
ALSaS. The study found a more acute difference regarding sex-related
crimes. Sex-related crimes occurred four times more frequently in
predecminantly residential areas than in areas that were substantially
ccmmercial in nature.
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vagl Estate Impacts

sthodolcay. The Indianapolis report also evaluated the impact of
+Jult businesses on property values. The report approached the
svaluation from two perspectives. The first apprcach compared the

residential property appreciation rates of the Study Areas to those of
the <Control Areas and to a larger geographical area that included the
Study and Control Areas. The second approach surveyed professional
real estate appraisers to establish a "best professional opinion”
regarding the market effect of adult businesses on surrounding land

values.

The first part of the evaluation examined three sources in the
assessment of residential property appreciation. These sources were:
the Indianapolis Residential Multiple Listing Summaries of the
Metropolitan Indianapolis Board of Realtors; 1980 Census Data; and the
annual lending institution statements required by the Federal Home
Mortgage Disclosure Act. The second part of the evaluation solicited
the opinions of members of the American Institute of Real Estate
Appraisers (AIREA}. The survey sample was drawn at two levels. A 20
percent random sample of AIREA members from across the nation was
constructed. A 100 percent sample of professiocnal appraisers with the
MAI (Member Appraisal Institute) designation, who practiced in the 22
Metropolitan Statistical Areas similar in size tc Indianapolis, was
compiled. The survey gquestionnaire was formulated to solicit
information concerning the effect of adult businesses on residential
and commercial property located within one to three blacks of the

business site.

Results. The report adopted the following conclusions regarding the
appreciation of residential properties. First, residential properties
within the Study Acreas appreciated at only one-half the rate of the
Zentrol  Areas and one~third the rate of Center Township (representing
she perfermance of the market at a broader scale). Second, while
residential listing activity declined S2 percent in the Control Areas
and 80 percent in Center Township, in the Study Area listings
increased 4 percent. The report found that “"twice the expected number
of houses were placed on the market at substantially lower prices than
would be expected had the Study Area real estate market performed
typically for the pericd of time in guestion”,

The tabulated results of the professional appraiser survey are
depicted in Table 1. From these results, the report concluded that:

1. The large majority of appraisers felt that there is a negative
impact on residential and commercial property values within one
block of an adult bookstore.

2. The neagative impact decreased markedly with distance from the
adult ©tookstore. At a distance of three blocks the negative
impact was judged by appraisers to be less than half that when
compared to a distance of one block.
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3. 7The majority felt that the negative impact was greater for
residential properties than for commercial properties.

Table I
Effect of Adult Businesses on Property Values in Indianapolis, Indiana

Decrease Decrease Decrease No change Increase Increase
20% or 10 to 1l to l ko 10 to
more 20% 10% 10% 20%

Residential Property
Cne Block Radius

20% National 4

Survey 21.3 24.5 34.1 20.1 0.0. 0.0 i
100% MSA .
Survey 19.0 25.4 33.6 21.1 0.9 0.0

Commercial Property
One Block Radius

20% National
Survey 10.0 19.3 42.6 28.1 0.0 0.0

100% MsA
Survey 8.5 20.3 39.9 29.9 0.9 0.4

Residential Property
Three Block Radius

,.u..,.,wu-"“fpm-mw-mﬁw‘m"“""""""*"""' 5

20% National
survey 1.6 9,3 25.4 63.3 0.4 0.0

100% MSA
Survey 2.6 7.8 28.9 60.3 0.4 0.6

e e —.

Commercial Property
Three Block Radius

20% National
Survey c.8 5.2 16.5 76.6 0.8 0.0

100% MSA
Survey 2.2 3.9 16.8 75.9 1.3 0.0
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he Indianapolis appraiser survey included a question designed to help
vstablish the basis for their opinions regarding the degree to which
alult businesses affect property values in general. Almost 90 percent
of those responding to the survey provided responses to this question.
In the national sutvey, 29 percent saw little or no effect on
surrounding property values resulting from adult businesses. They
listed as a basis their professional experience; the observation that
this use generally occurs in already deteriorated neighborhoods; and
the feeling that the effect of only one adult business would be

inconsequential.

One half of the respondents projected a substantial to moderate
negative impact on surrounding property values. Their responses were
based on the feeling: that adult businesses attract "undesirables” to
the neighborhood; that adult businesses create a bad image of the
area; and that this type of use offends the prevailing community
attitudes thus discouraging homebuyers and customers from frequenting
the area. Twenty percent of the respondents indicated that the
potential impact on surrounding property values was contingent on

other variables. Many felt the impact would be contingent on the
existing property values in the area and the subjective value of area
residents. Some felt that development standards controlling facade

and signage would determine the degree of impact, while others
indicated that the nature of the existing commercial area and its
tuffering capacity as the most important factor influencing the impact
on surrounding property values.

The MSA survey results closely paralleled those of the national
survey. Two additional responses are noteworthy. First, some
respondents indicating a substantial to moderate negative impact based
their opinion on the feeling that such uses precipitate decline and
discourage improvements in the area. Second, some respondents felt
that the impact on property values was contingent on whether or not it
was likely that other adult businesses would be attracted to the area.

B. LOS ANGELES, CALIFORNIA

In June, 1977 the Department aof City Planning of the City of Los
Angeles published a reporrt entitled 3Study of the Effects of the
Concentration of Adult Entertainment Establishments in the City of Los
Angeles, The study includes an evaluation of the impact of adult
businesses on both crime rates and property values.

Incidence of Crime

Methodologv. The City’s study evaluated the impact of adult
businesses on criminal activity by comparing crime rates in Hollywood
to crime rates for the city. Hollywood was selected as a study area
because of its high concentration of adult businesses. The study
focused on the years 1969 to 1975, during which time adult businesses
in Hollywood proiiferated from ll to 88 establishments.
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Results. The City’s study monitored trends in Part 1 crimes. Part 1
crines include homicide, rape, aggravated assault, rtobbery, burglary,
latreny, and vehicle theft. The number of reported incidents of Part
1 -rimes in the Hollywood area increased 7.6 percent from 1969 to
1975. This was nearly double the citywide average increase of 4.2
percent  for the same time period. This report alsoc monitored Part I
crimes committed against a person {(as cpposed to those committed
against property) and found that they increased at a higher than
average rate in the Hollywood Area. Street robberies and purse
snatchings, where in the victims were directly accosted by their
assailant, increased by 93.7 pecrcent and 51.4 percent, respectively;
compared to the city wide average increase of 25.6 percent and 36.8
percent,

The increase in arrests for Part II crimes indicated an alarming
differential between the Hollywood area and the city as a whole.
Arrests for these crimes increased 45.5 percent in the Hollywood area
but only 3.4 percent city wide. Prostitution arrests in the Hollywood
area increased at a rate 15 times greater than the city average.
while the city showed a 24.5 percent increase, prostitution arrests in
Hollywood increased 372.3 percent. In 1969, arrests for prostitution
in the Hollywood area accounted for only 15 percent of the city total;
however, by 1975 they accounted for over 57 percent of the total. In
the Hollywood area pandering arrests increased by 475 percent, which
was 3 1/2 times greater than the city wide average. In 1969 pandering
arrests in the Hollywood area accounted for 19 percent of the city
total, By 1975, the share had increased to 46.9 percent.

The Los Angeles Police Department increased their deployment of police
personnel at a substantially higher rate in the Hollywood area in
response to the surge in crime. The report emphasized that
sexually-oriented business either contributed to or were directly
responsible for the crime problems in the Hollywood area.

Real Estate Impacts

Methodalegy. The study prepared by the City of Los Angeles utilized a
two point approach in evaluating the impact of adult businesses on
surrounding property values. The primary approach sought to
establish the impact on property values Dy monitoring changes in
assessed value from 1970 to 1976 for selected areas having
concentrations of adult businesses and for appropriate control areas.
The report selected five study areas containing 4 to 12 adult
entertainment businesses. Three study areas were in Hollywood and the
other two were in the San Fernando Valley. Four control areas, having
no adult businesses were selected. The study examined property
assessment data, U.S. census data, and other pertinent information to
determine the rate of appreciation over the six year study period.
The rates for the Study Areas were ccmpared to the rates for the
Control Areas to gauge the impact of adult businesses on property
values,

A
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Thr second approach of the study used survey questionnaires to
cul-actively establish the impact of adult businesses on surrounding

(v, dential and commercial properties. Two questionnaires were
pre;-ared. The first questionnaire was distributed to all members of
bl American Institute of Real Estate Appraisers having a Los Angeles

addcess and to memcers of the California Association of Realtors
having offices in the vicinity of the Study Areas. The second
questionnaire was distributed to all property owners (other than
single family residential) within 500 feet of the Study Areas. The
results of these surveys were supplemented with input from the general
pul.lic cbtained at two public meetings held in the area.

Results. The evaluation found that there was some basis to conclude
that the assessed valuation of property within the Study Areas had
generally tended to increase at a2 lesser rate than similar areas
having no adult businesses. However, the report noted that in the
opinion of the planning staff there was insufficient evidence to
support the contention that concentrations of adult businesses have
been the primary cause of these rpatterns of change in assessed

valuaticn.

The appraiser questionnaire was distributed to 400 real estate
professionals with 20 percenc responding. The results can be

summarized as follows:

1. 87.7% <felt that the concentration of adult businesses would
decrease the market value of Lusiness property located in the
vicinity of such establishments.

2 57.9% felt that the concentraticn of adult businesses would
decrease the rental wvalue of business property located in the
vicinity of such establishments.

3. 59.3% felt that the concentraticn of adult businesses would
decrease the rentability/salability of business property located
in the vicinity of such establishments.

4. 72.8% felt that the concentration of adult businesses would
decrease the annual income of businesses located in the vicinity

af such establishments.

5. over 90% felt that the concentration of adult businesses would
decrease the market value of private residences located within

1000 feet.

6. Over 256% felt that the concentration of adult businesses would
decrease the rental value of residential income property located
within 1000 feet.

7. Almost 90% felt that the concentration of adult businesses would
decrease the rentabilityssalability of residential property
located within 1000 feet.
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A»spondents to the appraisers’ survey commented that the adverse
crfects are related to the degree of concentration and the type of
alt business. They indicated that one free standing adult business
m.y have no effect. A few comments indicated that property values and
bmsiness volume might increase for businesses that are compatible with
adult entertainment businesses (e.g.: other adult businesses, bars).
A high percentage of appraisers and realtors commented on the adverse
effect of adult businesses on neighborhocod appearance, litter, and

graffiti.

The survey of property owners indicated that almost 85 percent felt
that adult entertainment establishments had a negative effect on the
sales and profits of businesses in the area, Over 80 percent felt
that adult businesses had a negative affect on the value and
appearance of homes in the area immediately adjacent to such
businesses. Area property owners and businessmen cited the following
adverse effects resulting from adult entertainment establishments.

1. Difficulty in renting office space.

2. Difficulty in keeping desirable tenants.
3. Difficulty in recruiting employees.

4. Limits hours of operation (evening hours).
5. Deters patronage from women and families.
6. Generally reduces business patronage.

Respondents emphasized their concerns about the high incidence of
crime. A high percentage of respondents commented that the aesthetics
of adult businesses are garish, sleazy, shabby, blighted, tasteless,
and tend to increase the incidence of litter and graffiti.

Testimony received at the two public meeting on this subject revealed
that there was serious public concern over the proliferation of adult
entertainment businesses, particularly in the Hollywood area.
Citizens testified that they are afraid to walk the streets,
particularly at night. They expressed concern that children might be
confronted by unsavory characters or exposed to sexually explicit
material.
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Appendix B
TYPES OF CRIMES
Part 1 Crimes

Murder

Capital Murder

Ctiminal Negligent HomicideNon-Traffic
Cviminal Negligent Homicide,Traffic
Involuntary Manslaughtec/Traffic
Justified Homicide

Sexual Assault

Attempted Sexual Assault
Aggravated Sexual Assault

Attempted Aggravated Sexual Assault
Rape of a Child

Attempted Rape of a Child

Aggravated Robbery/Deadly Weapon

Attempted Aggravated Robbery/Deadly Weapon
Aggravated Robbery by Assault

Robbery by Assault

Attempted Robbery by Assault

Attempted Murder

Attempted Capital Murder

Aggravated Assault

Aggravated Assault on a Peace Officer
Deadly Assault

Serious Injury to a Child

Arson with EBodily Injury

Burglary of a Residence

Attempted Burglary of a Residence
surglary of a Non-Residence

Attempted Burglary of a Non-Residence

Theft

Burglary of a Vehicle
Burqglary of a Coin-Cperated Machine
Theft from Auto

Theft of Auto Parts
Pocket Picking

Purse Spatching
Shoplifting

Theft of Serv:ice

Theft of Bicycle

Theft from Person
Attempted Theft

Theft of Heavy Equipment
Theft of Vehicle/Other



132 Time. Place. and Manner Regulation of Business Activity

"

Auto Theft
Attempted Auto Theft
Unauthorized use of a vehicle

Sex Related Crimes

Sexual Assault

Attempted Sexual Assault
Aggravated Sexual Assault
Attempted Aggravated Sexual Assault
Rape of a Child

Attempted Rape of a Child

Prostitution

Promotion of Prostitution
Aggravated Promotion of Prostitution
Compelling Prostitution

Sexual Abuse

Aggravated Sexual Abuse
Attempted Aggravated Sexual Abuse
Public Lewdness

Indecent Exposure

Sexual Abuse of a Child
Attempted Sexual Abuse of a Child
Indecency with a child

Incest

Solicitation

£l
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Appendix C

COMPOSITION OF STUDY & CONTROL AREAS
BY ZONING DISTRICT

Area One Area Two Area Three Area Four
i Study Control  Study Control Study Control  Study Control

1-5F-3 2.92
SF-3 18.78  26.97 25.43 22,31 33.26 47.29 22.49 22.39
SF-3-H
MF-2 3.30 2.64 .77 2.32 1.72
MP-3 .94 1.93  1.38 7.88 2.64 1.03 1.00
MF-4 .28 2.69
MF-5
Lo 4.47 1.45 .57 1.17 2.72 1.02
Ga 43
cs 13,90 15.88 26.54 13.06 10.31 1.21 13.16 24.99
cs=-1 1.12 .78 .34 .40 15.44 1.55
CS-d
GR .98 .34 7.40 2.27 1.12 .77 1.58
LR .54 .89 .37 .78
LI 3.62
AVIATION 3.05
UNZ
ROAD ROW 22.59  22.33 17.65 20,53 14.51 12.74 17.51 14.34

TOTAL 72.1 74.1 72.12 72,12 12. 72. . .12
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Appendix D

QUESTIONNAIRE

Please complete this brief survey and return it to the Office of Land
Development Services by December 4, 1985. Read the following
information about a hypothetical neighborhood and respond to a few
questicns in terms of your professional experience and judgement.

A middle-income, single-family residential neighborhood borders a main
street that contains various commercial activities that serve the
neighborhood. There is a building that recently has become vacant and

will

open shortly as an adult bookstore. There are no other adult

bookstores or similar activities in the area. There is no other
vacant commercial space presently available in the area.

Please indicate your answers to guestions 1 through 4 in the blanks
provided using scale A througn G.

1)

2)

3)

4)

2)

Scaie: (A} Decrease 20% or more
(B) Decrease more than 10 3 but less than 20%
(C) Decrease from Q0 to 10%
(D) No change in value
(E) Increase from 0 to 10%
(F) Increase more than 10% but less than 20%
(G) Increase 20% or more

How would you expect the average values of the single-family

residential property within one block of the bookstore to be

affecred?

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

How would expect the average values of the single-family
cesidential property within three blocks of the bookstore to be

affectea?

How would you expect the average values of commercial property
within three blocks to affected?

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

{A} much higher;

(8) scmewhat higher;
(C) about the same;
{D) somewhat lower; or
() much lower;

than if an adult bookstore occupied the site.
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store-front church Drug rehabilitation center

Pool hall Ice cream parlor

Welfare office vVideo—-game partlor

Neighborhood tavern Adult video Arcade

Record store Topless Bar

e ——r——
B e —
————
—————
A —p———

Massage parlot

T

i Medical Office

Branch Library Adult Theater

6) In general, to what degree do you feel adult entertainment
businesses affect property values?

FEEREN

7) wWny do you feel this way?

g) Are you affiliated with a professional real estate appraisal
organization? If so, please specify.

OPTIONAL: Name and Name of Firm




