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at
Introduct ion

This report is Volume Three of a three part
study done for the Department of Housing and
Urban Development by the lnstitute for Applied
Technology of the National Bureau of Standards.
The basic report, I'The Performance Concept; a
study of its application to housing" (NBS No.
9849) constitutes Volume One. Appendices A
through E developed as individual studies and are
referred to in Volume I, but are reported in their
entirety in Volume Two (NBS Uo. 9850).

This volume contains supplementary documenta-
tion as received from individuals and organizations
under contract to the Bureau of Standards for
specific input in their area of expertise. Since
this documentation has neither been ediEed nor
conunented on by the Bureau, the publication, here-
in, does not imply recommendatlon or endorsement
by the National Bureau of Standards.
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PPGFACE

This outline was prepared as part of a team effort on the way
to a conrplex proposal for research in regard to the housing industry,
its perfornance ln the economic, social and physical dimensions.
The request for such a proposal placed special emphasl.s on low and
moderate income fami.lles, conditlons, technology and procedures to
meet their needs.

This test is laid out in outline form to stimulate further
the thought, research, and broad ection to raise the housing stand-
ards of all famllies.

The writer, particlpattng ln the early stages of this study,
was asked to keep in nlnd the ldentification of the blockades,
estimate of thelr costs, means of removal of lnhibltions and costs
of such removal. The exact charge and section given to this author
included the following:

1. To describe the present system for procuring,
conveylng and consuming housing.

Identlfy all present inhibitlons to cost reduction
or increased benefits ln this system.

Develop and apply a methodology to approximate the
cost to the present system due to the lnhibitions
identified in 2 above.

Describe strategies for removal of these lnhibitlons
using existlng tools. Postulate other methods of
lnhibltton removal where tools do not exist.

Speculate on cost reduction and increased benefits
in a system where inhlbitions have been removed.

The total request for a research proposal ls duplicated and
follows this page{ It can therefore be clearly seen that this
organized descrlption of housing production is chiefly an introductlon
to part of a scheme for research.

It is posslble that the questions asked are wrong, or that the
premises upon which they are based are inadequate. Perhaps the tlme
and tempo of change dLrects a somewtrat different set of questions.
However, those whlch are asked are listed in the HUD request of January
to Ehe National Bureau of Standards. This introductlon organization
of material is therefore largely addressed to those questions.

A range of research prograrrs are Ilsted in the last section. It
is hoped that this beglnnlng will be valuable to the nation and its
urban hang-up.

Drayton S. Bryant
Coruonunity Planning Consultant
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:t See Volume One.
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INTRODUCTION

Before evaluating the usefulness of a performance-based system
to be applied to the American housing scene, in particular "low-cost
housing", it is advisable to outline an approach, certain basic
factors and ideas which will lead up to the construction of a perform-
ance-based sysEem. At least the following steps appear to be a
necessary introduction to the construction of such a system.

1 A description of the existing housing production,
use, and replacement system.

A descrlption of major factors in the system,
particularly the inhibiting ones.

Establ.ishment of goals for the society as a whole,
effectively related to the needs of users as to
quantity, quality, price and future of housing.

Means of measurement of actual production and factors
as well as projected elements.

The use of perfornance standards to estirnate the
degree to which the society as a wtrole and each of
the parts in the housing system are falling short
of the projected goals or needs.

Out of these five parts of an evaluation, should rise at least
the following steps:

6. A ranking of the effects of the deficits.

A listing of alternaEive methods of corrections.

cost of corrections and effects upon otherEs t imated
facEors.

9" A choosing of actions and estimate of expected results.

I0. A report on both expected and unexpected results.

11. A feed back into the housing system which would effect
actions already chosen and lead to lnitiative for new
actions to be developed and tested.

This report is only a part of a much larger effort to organize
the approach to such an evaluation of the use of performance stand-
ards and measurements as a tool. in understanding present housing
systems and developing of more ef,fective ones. Presented here is an
outline of the system in brief form. llaJor elemenEs of lnhibition
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to the effective production and use of housing are then listed, but
not yet ranked as to effects and costs.

A third section lists possibte corrections, but these are not
yet ranked as to the estimated resulEs and costs.

Some lines of general research are described herein as they are
felt to be basic Eo esLablishment and use of performance standards.

It is realized that some of these research questions go beyond
the narrowest interpretation of the use of "performance" but ir is
felE that these general research areas are essential to have on hand
in order to construct the goals, measurements and degree to which
actual results fal1 short of meeting the goals. Then there are some
observations on relevant performance standards, arranged in relation
to the skeleton outline of the production system. It is hoped that
not only does this report speak to the specific questions addressed
to the writer, but has aided in creating a bridge forward to the next
steps in actual constructlon and use of performance standards, and
a turning of the spot light of research and evaluation upon the field
of action.

'.}

v



A-Systems

A - IDEA ORIGINATION (Idill to Act)

Awareness of need and opportunity for various types of new
houslng, or ruaJor improvements

Decislon to act by dlfferent types of inltiators

Estiruate of need and market in the neighborhood or region

Estimate of abillty of inltiator to carry out tasks

Estimate of needs of lnitiator to fu1fi11 program, flnancial,
staff, time factors

Types of Initiators, Types of Actions

Individual - for himself, for sale or rent

Builder of multiples - slngle houses
- apartments to seI1 or hold

Service Group - Neighborhood organization
Institutional
Houslng Specialists (non-profit corporations)

Government - Local - Special agency, Authority
l.Iayor
City Councll

State - Division or Department

National - HIID - regional
Military, shipyards, space,
TVA
(Fomerly P.W.A., Greenbelt, Farm Security
Administration)
Farmers Home Administration
Special Agencies - Appalachian Corurnission

Investment - Ouick speculation
(other than Tax shelter through depreciation
builder) Long term capital galns, rate of income taxation

Long term investment return

A- Inhibitions

Individual

Lack or motivatlon (nothlng need be done, nothing
can be done, I canrt do anything)

-1-
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IDEA ORIGINATION (Wi 11 to Act ) A-Inhibitions-2

Fear of liability to group with other function,
such as church, union, fraternal

Beeling of professlonals about non-business
groups as incompetent

Iligh cost of constructlon finance, "points,tt f ees

high interest,Inadequacy of permanent mortgage,
short term, large dovrn payment

Marketing difficultles, delays, risk

Rumors and facts of high land prices

Long start-up time, due to zoning, codes, design,
finance (especially government).

2

3

Lack of awareness of choices in the usual market
place or by innovation.

Lack of down payment and closing costs - irnmediate
financial limit

4. Lack of skl11 in design and construction

5. Lack of understanding of finance which may
actually be available

Service Group

t
II

6

7

Distrust of professionals by the group,
t'packagersrtt promoEers, rrsuede-shoe" salesmen.

Lack of competent, responsible and honest
professionals.

10. Uncertainty as to or lack of credit and cash by
group, to use as seed money toward financial
commitment

III Entrepreneur

11. Lack or seed money for site,
work

plans, preliminary

8

9

t2.

13.

L4.

15.

t6.

IV. Government

17. Local - Lack of knowledge or response to local
;;8, rigidity, special interest, inclifference,

-2-
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IDEA ORIGINATION (Wrll to Act) A- Inhibl t i ons -3

so that availebLe programs are not sought, nor is
inncvatlon undertaken

18 State - Generally weak role of state government,
FI-radttlonal dislnterest in urban affairs ln-
cluding housing. Poor administration, low
salaries, inertia, lack of concept of possible role.

19. Natlonal - Value system with low priority for
housing and comnunity life, lack of knowledge or
avoidance of social realit,les, difficulties in
lnnovation or moving ahead of slowest common
denominator. Political or token response rather
than at scale of problem. Low status of service
professlons, weakness of consensus administration
which does not functlon as leadership.

Financial Investment

20 Qulck speculation in land and buildings serves as
a constipating or retarding factor to development
or lmprovement, in addition to other functions of
adjusting to rlsing rnarkets. Aids in manufacture
of slums, obstructs economlcal or ratlonal new
development and redevelopment in some cases.

21. The possibility for income tax shelter through de-
preclation allowances introduces non-housing or
ooo-us€ orlented motivations in the housing market
which often tend to lnflate a housing rnarket already
under pressure for increasing costs. In some cases,
it may not increase supply, in others tend to over-
lnflate and over-extend a boom in new constructlon,
causing further upward pressure on costs.

22. Opportunitles to take capital gains rate of taxa-
tlon on residential properties sold at a profit,
rather than tax rate on earned income, often
increases inflationary pressures on costs t par-
ticularly at a Eime of general inflation, specu-
lation and rising profits for the strongest elements
in the economy.

23. The desire for long-term investment returns may
encourage better planning construction, amenities
and management in many instances. Inhibitlons
agalnst this generally positlve posslbility,
include rapid mobility of population, especially
related to loss of morale and posltive sense of
conrnunity, obsolescence of housing types, intru-
slon of undesirable environmental factors such

-3-
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IDEA ORIGINATION (I^Ii11 to Act)

I Individual

II Service Group

6

as smoke, fumes and smog, noise, physical or
social danger, excessive traffic.

A-Inhibitiorrs-4

A-Correction- 1

,1

2

3

4

5

Education on advarttages of ownership on crediE,
mortgages, taxes, inflation, use of self-heIp,
power of innovation.

Distributlon of facts on choices, especially to
Negroes, special personnel of employer staffs,
welfare and information offices, change of
pattern in housing and its finance.

Service organizations to lend half of down pay-
ment and closing costs, "Home Savings Unionstt,
Credit Unions, Caisses Populaires (Quebec under
consumer control)

Printed materials, adulE education, urban and
neighborhood counselors similar to County Farm
Agents, Farmers Home Administration.

Adult education on interest, taxes, simple book-
keeping, mortgages, depreciation, capital gains.
Consumer action-information programs to obtain
improvement in mortgage financing, banking pools
for sharing higher risks.

7

8

Education, printed materials, emphasis on non-
liability of sponsors for separate corporations,
to Directors, Officers, Counsel to non-profit
service institutions, religious, 1abor, consumer,
civic, fraternal groups.

Charts and outlines, step by step on planning
finance, construction and operation

Clear description of division of responsibilities
among voluntary non-paid directors, officers,
staff and professionals under contract.

Encouragement, definition, standards, orgatiza-
tion, workshops for traini ng professionals
serving I, II and III to develop and increase
the supply. _4_

9



IDEA ORIGINATION (lri 11 to Act )

t'Thus conscience doth make cowards of
us all and thus the native hue of
resolution is sicklied oter with the
pa Ie cas t of thought . I'

10. Knowledge of means of rai.sing cash and credit
for service purposes, regular and broad contacts
with lendlng institutlons.

III Entrepreneur

11. Study and development of sources of seed money,
corrnercial, government (partlal) and limited
divldend or non-profit.

L2. Study of flow and cost of construction money
and support for initlators.

13. Clear reporting on all sources of mortgage
money, action programs to encourage or direct
more flow of capiEal lnto housing and at more
favorable costs for capital.

Reportlng on methods of successful marketing
and constant study of need, growth and ruarkets.

Publication of all land transactions, or at
least statlstlcal series by area, size, typer
zoning of parcels.

16. Record of actual lapsed times and analysis with
evaluation. Same service to home builders as to
farmers.

Movernment

L7. Local inproved service to, personal contact,
orientation, training and informational
materials on responsibilities, programs,
opportunlties and methods, includlng innovation.

18. State irnproving definition of reglonal and
catalytic leadership role of state governments,
particularly in regard to large urban areas.
Increased return of tax income or tax leases to
state governments by the federal. Irnproved
cornrnunl.cation with the electorate, local govern-
Eents, leading to increased interest and support
for approprlate programs, budgets, personnel and
administration.

A-Corrections - 2

t4

15

-5-



IDEA ORIGINATION (Wi11 to Act) A -Correct i ons - 3

19. National-Pervasive but inadequate value systems
are generally changed by necessary response to
accelerating physical and social changes, but
may be helped by exercise of one of the key
functions of leadership, creative response to
needs, with concepts, connnunication, pilot
actions and a broad range of involvements.
Emphasis must be placed on the scale of each
problem and hence appropriate scale of actions
by all parEies. There must be constant con-
sideration and actions therefrom as to the
nature of generative leadership in our society
and time.

Financial Investment

20. Land banking by public agencies may be studied
and used as a counter force to the possible
constipation of excessive speculation or holding
of land because of other economic considerations,
short and long term. The improvement and release
of some proportion of new land, or old scattered
parcels or assemblages, may be a usef,ul tool. to
assist corupetitive enterprise to function more
competitively and in the interest of community,
its housing and livability.

2t. Depreciation allowances as related to income
taxation and its effect upon housing is worthy
of detailed study from the point of view of the
housing supply and quality, especially main-
tenance. What changes in allowable depreciation
rates might most improve the quantity, cost and
quality of the housing stock?

22. The effect of favorable tax rates on long term
(relative-ly) capital gains should be examined
in detail to estimate its effects upon housing
stock. The more favorable capital gains rates
should hel-p to stimulate the flow of capital
into housing work. However, this may have little
effect upon low-rent housing quantity or qualify
because of possible higher risks.

Factors should be examined and evaluated rvhich
will aid long-term investment and its more posi-
tive motives in housing. Action programs to
stabilize neighborhoods to an average rate of
replacement of families, out-migration, and
protection from physical destruction or sharp

I

V

23
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IDEA ORIG INATION (WllI to Act ) A-Corrections-4

23. ---lowering of real desirability, should be
. related to the flndings about factors encouraging

long-term investmenE, physical malntenance and
generatlve corrnunlty ruoraLe.

A-Research

NOTES TO1IARD DEVELOPMEM AND USE OF A METHODOIOGY

TO APPROXIUATE THE COST OF INHIBITIONS IN IIOUSING

The cost lies ln an inadequate total supply of housing, hitting
hardest those of 1ow income. How are costs of bad housing to be
separated from costs of poverty, costs of illness, accident, deaEh,
crime assoclated with bad houslng, cosEs of failure of adequate
personality development, famlly, social growth and adJustment? There
are too many variables here which must be included in total cost of
under-development. Lack of ldea origination or will to initiate is
part of a value system wtrich must be changed in response to the
demands of 1tfe. Measure of dlfferent groups would include too many
variables. SEudy of why lndividuals become subcontractors or general
contractors or other initlators would not be profitable in the ranking
of possible research.

Evaluation of non-profit or servlce organizations that did, did
not, or took up housing idea and dropped it, would be useful on a
sample of metro areas, in obstacles to getting started, inducements,
sources of ideas. Sauple of 100 non-profit groups that did begin
housing work, 100 that did not in the same area would be useful.

A-Per formance- 1

The performance measure indicated at the outset with inltiative
to undertake to bulld or otherwise lncrease and irnprove the supply of
housing, rest with the five types of lnitlation listed. The houslng
need against which the performance should be measured must be estimated
from a variety of types of lnformatlon, including dilapidation.. over
crowding, family income, the quantity of land used and new construction
started ln recent years.

The number of individuals building or contractlng to build their
own houses is a measure of the lndividual response, along wlth the
percent of new houses started which originate in this nurnner. Indi-
cation as to the response of builders will include the number of home
builders, the average production per year, the number of permits applied
for in each of recent years and the results. Evaluating the role of

1
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A-Per formance- 2

service groups in housi ng is more difficult t yet it is clear that in
some areas various non-profit groups have initiated various housing
programs, those titled 221(d)3 and 2O2, rehabilitation and other
special programs.

The initiative of local governmeq! includes its general leve1
of planning work in regard to residential land, the initiatives taken
to encourage the meeting of housing needs and the movement to prepare
land with streets and utilities for builder development. The degree
of initiative by private investment sources , short or long term, will
include the number of new efforts started, the initiative taken Eo
prepare land for construction and the length of time taken to prepare
the Land in advance. In some communities the lending institution
officials are forward looking and active, cooperating with their
btrilders and all sorts of initiat.ors, whereas in others Ehere is sti11
obsession with the mythology of 1931.

The establishment of proper goals and measurements for performance
is difficul-t in this area of response to need, but is felt to be
possible and very much worth doing as e part of the general use of the
performance too1.

I

-8-



B-System

B-PRELIUINARY PROGRAU SELEqTION

I T./oes of Actions ln Housins Related Developmentand

I

1. Investment - long and short, land or buildings

2. Construction - building or land development only

3. Enlargement of existing structure on sa$e site

4. Converslon (and de-converslon)

5. Rehabilitation - Cosmetic, Appliance and Total
Modernlzatlon

6" Abandonment and Boarding up

7. Demolltlon

8. Substitutlon of uses other than residential

Revlew of Financinq MeansII

Conventtonal, Government, Cash
Constructlon (ternporary) and permanent (take-out)

III Revlew of Federal Proeram Reouirements

For appllcation, planning, developmenE, operation,
financing, and length of vrhole procedure, with cosEs

Mroductivity of Alternate Uses

Developers' time applied to course under study
and benefits of alternate use of time.

B-Inhibitions

I Types of Actions in Houslng and Related Development (mnO)

Investment - Drastic changes and irregularities
Iii f t"?6a cost of capital for HARD due to facrors
in and outslde of housing

2. Constructlon - Time , cost, personnel, land,
capital, uncertainty

1
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PRELIMINARY PROGRAM SELECTION

3. Enlargement on exisEi ng site.
in the total Related to zoning
inhibitors for investment and
except farmers who already ovrn

B-Inhibitions-2

A minor factor
codes and other

cons truct i on
1and.

4. Conversion (and de-conversion) Over-use in
declining neighborhoods makes t.his doubtful
except by self-ovrned, quick return capital.
Chief problems are design (adequate standards)
and capital, whi.ch is often self-generated out
of operations.

5. Rehabilitation - Withdrawal of all mort gage
funds from older neighborhoods. Lack of plan
for blocks and neighborhoods, or total uncer-
tainty" Blighting non-residential uses,
inadequate zoning, inadequate code enforcement.

6. Abandonment - Inhibitors to proper occupancy
and maintenance are weak or distant management
lack of corununication with residents, lack of
proper maintenance leading to further aliena-
tion of residents. Laek of adequate code
enforcement during occupancy.

Demolition (when advisable) Difficulty in
obtaining title or locating owner. Lengthy,
cumbersome legal procedure. Lack of loca1
funds to take advantage of opportunities as Ehey
arise, which is far cheaper than public cc,ndem-
nation and forced relocation at one time.

8. Substitution of other uses for residential Hornes
are converted to stores, storage, often i1lega1ly
in older neighborhoods. While such substitution
may be profitable, it is also a source of blight
and diminishes the housing supply.

B-Corrections- I

I

7

I Tvpes of Actions In Housing and Related Development

1. Investment ' Obtain and distribute facts on
capital flow and costs of national fiscal
policy, Federal Reserve Board regulation of
banks; chosen policy for allocation of capital
to IIARD announced in advance for at least a two
year period, by lending institutions and govern-
ment agencies

- 10-
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PRELIMINARY P ROGRA}i SE I^ECTION B-Correct ions - 2

2. ConstructLon - The heart of the matter. Natlonal,
state and loca1 pollcles determlned, stated,
publlshed and alded. Publication of current facts
at all levels, especially metropolitan by an
inter-agency funded st.atlstics, research and
publlcation body.

3. Enlargement - Publicatlon and competent technical
advlce on how to geE better use of existing space,
make lmprovements, and in some cases enlargement
(as ln FHA-lnsured Home improvement loans).

4. Converslon and (de-conversion) Publication of
standards and deslrable circumstances for proper
conversion (obsolete buildings) due to change in
local market.

5. Rehabilitatlon - Combined operation ln older
nelghborhoods to synthesize, lntegrate and re-
late a multi-faceted program to housing irnprove-
ment.
a) Analysls and map of nelghborhood conditions
b) Plan for action ln space and tlme sequence
c) Review and change of zoning as needed
d) Plan for review of, control, or elimination

of harmful uses
e) Obtain flow or guarantee of availability of

capltal, government of corruercial (allocated),
preferably both for a definite period such as
two to four years

f) Follow with concentrated code enforcement,
well administered, good corununication wlth
owners and tenants

g) Increase taxes on irnproved houses only as
area economic conditlons improve, i.e.,
lncome

h) Develop means of enforcing safety and appear-
ance standards on harmful deviations

6. Abandonment - Constant attentlon by city lnspec-
tors to require closlng and maintenance. Proper
maintenance by owner before abandonment, housing
code enforcement, t".rffi-r,*unlcation and educa-
tlon in occupancy; comp etent ne borhood manage-
ment, avallable social servi.ces to distur
famllies (doorway management, Octavia Hill System
wlth weekty rental coltections at each dwelling)

t
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PRELIMINARY PROGRAM SELECTION B-Corrections-3

7. Demolition (When advisable) Re-vierv proc cd ure s

for requiring demoliEion. state and local laws
for enforcement. Use a revolving fund for dern-
olition where advisable and possible and make
the cost a lien against the land. Advance or
scattered demolition under law is more economical
than renewal acquisition procedures.

8. Substitution - I.Ihere undesirable , it can be
retarded or prevented by an active neighborhood
association with leadership and a special com-
mittee alert to zoning procedures, law and harm-
ful and illegaI changes in use. This is more a
method for blight inhibition than an important
factor in the housing supply.

B-Research

Sample interview of a group of large and smal1 home builders,
cross-section of redevelopment authorities (with and without land
for housi.ng or non-profit corporations), would be useful. Test
knowledge of varied program types of initiators, factors in choice,
sources of knowledge. Interview government agencies for extent of
furnishing wide range of program information.

B-Per formance

The quesEion of performance here relates to knowledge of the
choice of housing programs by the varieEy of initiators and operators.
Against the ful1 list of federally and state aided trousing programs,
there can be a measurement as to the kn,cwledge by officials of lending
institutions, a sample of builders, officials of loca1 government,
and leaders of service groups in and out of housing. Where gaps in
information are found so that the usual initiators rea11y do not have
ful1 information for optimum selection, there can be an evaluaticn as
to the best means of correction, including the disEribution of printed
materials, conferences and workshops, knowledge of laws in the housing
field. Where there is good local information, how did ir arrive? If
there is not sufficient information or its quality is ragged wiEh manv
omissions, what are the best ways to get through to the 1ocal decision
maker s ?

t
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C-System

C.POLICY DETERMINATION

Need and market to be served

Area and location target

Size of total program, and various special parts by
financing s dget lncome groups

Physlcal type distribution of structures

Economic levets resulting from site, construction
design, financing programs, and type of operation
(qutck extraction, long lnvestment, cooperative or
non-proflt )

Examples

\

Individual - Size of house, area, cost, down payment

Service - Queen Vi1l-age, Inc. in Phlladelphia selects
22L(d)3, 221(h), 22L(d)2, for a broad range
program, but there is obJectlon by higher
income and status group.

Bullder - Size based on land, price level on neishbor-
hood market

GovtE. - A.rea need, but political unit and neighborhood
approval - often requlred or advisable - one-
slice proJects are the usual product, wlth
sometimes artificlal and harmful segregation by
family s|ze, income or age.

C-Inhibltions

General Cornplexity of Programs

Lack of simple guides and comparisons of all major
choices for types, financing, administration, operaEion

Specialists in corumerclal or government agencies familiar
wlth only one or partial programs

Lack of professional advisors experienced in a wide range
of programs

- 13-



POLICY DETERMINATION

Rcsult l.rerquentIy based on choicc
type, ancl financing out of habit,
partial knowledge.

C-lnhibitions-2

of a sitc, br.ri lcl ing
chance or at bt's t

Examp 1es

Individual: Builds a house on a lot
a) it is available; b) near
by a builder who already ornrns

e) a friend

a
a

because
relative; c) advice
lot; d) an architect;

?
Service Group: a) A chairman, or lawyer makes choices,

as to what the group shall be exposed to; b) An
individual or^ms a piece of land on which he wants
to profit; c) An architecE guides the choice;
d) A consultant may steer a group toward land,
architect, builder and program from which he will
most benefit.

Builder: Acquires land by chance information, alread.v
deternining program choi.ces by location, zoning_.
area trends, financing choices; zoning.. planning,
political decisions beyond the scope of the
builder may re-determine housing possibilities.

Municipality: Political, zoning and planning decisions
unrelated to metropolitan needs and effective markets
pre-determine many housing policies and building
programs, such as t$ro-acre zoningr or over-develop-
ment of sma1l t'gardent' apartments without gardens,
i.e., build in high transiency, high, quick returns.
Largest properEy interests tend to be most effective
in meeting their short-term interests.

MeEropoliEan: Lack of real planning, policy or govern-
ment mechanisms leaves large gaps in meeting housing
needs throughout the urbanized and developing fringe
areas; or such needs are met poorly in the wrong
locations under negative circumstances, i.e., all
low-income housing built in the socially and econom-
ically poorest locations, rnrith worst facilities,
least leadership and positive forces.

Financial: Commercial and government lending instituEions
al1ow or refuse financing only in certain areas with-
out regard for needs of whole urban area; motivations
for loan of capital may be short-term extractive,
such as syndicates of ilhot" money to invest in quick-
return garden apartments, or slum manufacture carried
on for reLurn of capital in only a few years.
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POLICY DETERMINATION C-Correct lons

Frank prlnted guides comparing varl.ous programs

ConEinued consumer education on interest, factors of
llvability, cost.

Education of leaders of civic organizatlons, individuals,
officlals of municipalities as to the results of each type
of housing program. Those who plck the professionals need
to be reached.

Development of generallsts in locaI government, financing
institutions, housing agencies, non-profit, consumer
organizatlons with knowledge of the ful1 range of housing
needs, cholces, factors and facts.

Professionalization of t'consultantsrr, planners in housing
and development, training, workshops, standards, publica-
tlon of qualificatlons and experlence.

Adult education in housing, consumer oriented for individ-
uals seeking to buy, build or iruprove a home.

College curricula In total corununity plannlng, development
and housing.

Raising Eo high visiblllty in cltlzen policy organlzatlons,
local, state and national government, all questions of
housing pol-icy and programs, quantity, quality, price,
locatlon, mixtures, bringing togeEher an organization of
service groups (cooperative, non-profit, consumer-oriented)
to make possible more strength, time, personnel, budget to
be given to questions of po1lcy, program and research.

Formation of metr opolitan government organizations to raise
effectively all rnatters of housing policy and carrying
out of programs, including especlally total need, location,
prlce, program selection, constructlon, and positive
management wlth less regard to smallest locaI boundaries.

Financing policies, both coruoercial and government should
be publlcly reviewed and debated. A11 organlzatlons
affecting the flow of capital into housing should re-
ceive through examination by cornpetent public and non-
profit bodles concerned wlth the total- welfare.

\
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POLICY DETERMINATION C- Res earch

Survey of factors in cholce of polices by range of initiators.
I'larket, si-ze of families, income Ieve1, location, occupancy policies;
public housing, limited income, private or^7ners of multiple- housing.

C-Per formance

The principal measure of the effectiveness of policy determina-
tion, against the total 1oca1 need and its spectrum of special needs,
is the effectiveness with which a variety of needs are met by the
local clecision making process. Where there is clear need for hundreds
or: thousands <lf 1ow and moderate rent dwellings, to what extent has
the local power structure recognized this need and made appropriate
decisions regarding new construction vs. rehabilitation, demoliEion,
relocation, and adequate tempo and relating of the various parts of
a total view of improvement programs? Local proBrams often leave
much room for irnprovement and favor only small parts of the conrmuniEy,
i.e., are not responsive to the movements and needs of the total
community and in particular those with the mosE serious housing need.

I
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D-Systens

D.ASSEMBLY OF TEAH ELEME}'ITS

May include lawyer, realtor, archLtect, financial advisor,
planner, market analyst in varying sequence.

Different inltiators go to different professionals
Individual may go to bank first or to builder
Builder may go to realtor for land
Service groups go to lawyers mosE often, sometimes
consultants or architects

Government agency may go to a political body and
planning cormuission, with a lack of overall
policy during the search for sites.

D-Inhtbitions- 1

Lack of knowledge of the indlvidual, group or builder of
all plan elements needed and how to get them to work
together.

Domination by first element or elements on the scene.

ndividual ma y be influenced by chance arrlval of first
relative, friend, lawyer or person in the building.

Non-profit service group nay be domlnated by a lawyer
or architect or an indlvidual director to the detriment
of a full view of choices or development of the total
team and best input of each element.

Examples:

One non-profit corporation, church-sponsored, held up for
a year because the lawyer could not get enough of a klck-
back from a builder for a proposed 221(d)3 moderate lncome
development.

Realtor told another group not to buy in an area because
of racial mlxture.

Builder-backer of housing for the elderly held one group
to a piece of land he already owned and for which he
wanted a price double his cost.

Government official left his positlon to become a con-
sultant and seek as clients those groups wlth whom he
had formerly dealt.
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ASSEMBLY OT TEAM ELEMENTS D-Inhibitions-2

Examp les (cont inued )

Lawyer for clients ovoning a piece of land guided a non-
profit group to the same piece of land and coordinated
all actions of the group.

Lack of knowledge by government agencies, especially
small local ones, of the quality needed in each team
element and how to get the best use of the team as a
whole. Professionals sometimes picked by price in a
kind of auction.

Lack of insight of professionals as to proper roles of
other Eeam members, constant drive to expand ego and
monetary return by expanding individual role, regardless
of competence.

Lack knowledge or group dynamics r^rithin service housing
groups to achieve parEicipation without interminable
delay, decision without tyranny, understanding r+ith
action, feed-back with maximum response, minimum \^7ear
and tear.

Architect offers and payments of 5% or 107" finder's fee
Eo other professionals who bring thern work.

D-Correct ions

Clear definition of the role of each needed, listing all
valuable team elements and functions in the production
of housing"

Description of desirable methods and interacEions for
total team operaEion.

The above can be done for the different kinds of initiators.

Training of executives, public non-profit, corunercial in
constructive group operation, participation, conrnunication,
decision making, feed-back and responsive evaluation.

Written contracts covering any and all fees; full dis-
closure and certification of costs and fees.

+

I
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ASSEI.{BLY OF TEAM ELEME}TTS D-Research

Relate professionals chosen by large corwuercial government, or
service housing corporatlons to universe Ln metro area of architects,
lawyers, planners, financial and admlnistrative advisors, sources of
new and experienced professionals. Needs expressed for professionals
by sarople of lnitiators. Do flow chart of decision making process.
Estimate reesons for delay or inaction of builders, local government
agencies in houslng, service organizations. Examine structure and
method of payment of professional fees, delays, cost of collection.
Survey national professional organizatlons as to existing techniques,
informatlon, new actions to develop personnel.

D-Performance

The flrst question under a performance heading is an estimate
of the supply of cornpetent professionals who aid ln the houslng
process, includlng finance, lega1, flnancial and adminlstratlve con-
sultants, architects and engineers and others. The second question
is the effectiveness of coruuunicat,lon between these professionals in
or near the loca1 scene and those responslble officials of public or
prlvate organlzations who are assembling the professional team. Some
measure of whether or not the most cornpetent were selected or at least
those of average cornpetency. This raises the question as to the
knowledge of how to select the professlonals which may be of more
critical iruportance than often glven this early step. Beyond the
matter of selection there is the question of working out contracts and
then working wlth the professionals, making the best use of them with
there being neither badly subordinated or taking more than desirable
responsibility. There is a wealth of good and bad exaruples of these
relationships which can be measured or at least evaluated in frank
1oca1 interviews.

\
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E-Systems

E-PR.ELI}4INARY ESTIMATE OF TOTAL COSTS

Often inadequate knowledge of factors and changes

Ar:eas for savings not knovrn

Professionals dontt have total view of the process

Need to calculaEe value of time
Interest, labor, inputT-Travel - political
contributions, uncertainties, preliminary expenses
as well as land, construction and professional fees

E - Inh ibi t ions

Lack or knowledge of all cost elements.

Under-estimation of time factors and resulting costs.

Failure to list and relate all factors to initial
costs, time, sustainin;3 and hidden costs.

I

I

2

3

4 Instability of many cost factors, interest,
maEerials, land, labor supply, supervision,
of initiatorts control.

ttpoint s rt,.

out s ide

5

6

7

8

9

Surprise costs in site, allocation or rationing of
materials, change in quality of labor supply (even
though wage rates are stable or have predictable
increases )

Caprice of political and governmental mechanisms in
time especialty, licenses, permits, zoaing, personal
pay-offs, political contributions.

Unpredictability of market and marketing time through
changed employment, mass attitudes, expectation of
income, Eaxes, inflation, war.

Bad habits of general contractors in withholding pay-
ments to sub-contractors, materials, suppliersr pro-
fessionals.

Ineffective standards writing, performance record and
meens of inspection.

10. High cost of "dr4g-outrr Eime by contractors, failure
to coruplete last 1 to 57" of consEruction work.
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PRELIMINARY ESTIMATE OF TOTAL COSTS

E -Correct lons

Training materials, llsts of all cost elements, des-
criptlon, choices, dangers and instabilities, aimed at
specific markets, 1.e., single homes, apartments,
rehabilitatLon, new towns.

1

2

5

6

7

8

9

Research on component perts and tracks,
spent, estimate of time-produced costs,
overhead.

actual time
interests,

3

4

\
Check llst for all cost factors and ranges of experi-
ence wlth costs.

Setting of interest rates for one-year perlods, as
with wages and texes, publication of series on labor
supply and allocatlon, flow of permits, land use,
materlals productlon and dlstribution, contracts.

Special analysis of experlence with surprlse costs,
such as hitting unexpected rock, changes in labor
productlvity, flow of ruaterials, lega1 problems
(sub-contractors, held back payments)

Recording of time and costs of local government
actlons ln connectlon wlth bullding; advance
schedullng, ttme predictions and llmlts on all
decisions.

Research on marketing, statlstical series evaluatlon
of mass factors affecting marketing, prediction.
Achieving of a more responsible and predictable econ-
omy.

Analysis and recordlng of pa)rment methods of major
building organlzations. I{riting of standards and
clear contracts, cash reserves, credit and bonding,
enforceable penaltles for such clearly-tracked
procedures as pay-outs for work performed.

Analysis of factors in standards writlng, substitu-
tions, change orders, actual performance and work-
manship, and inspection. Analysis of poor operatlons
should be instructive.

E-Research

Who makes this in group building? How accurate rdere they?
Flow chart. tltrat changes through no lnternal fault or oversight?
Interview saruple of types of inltiators.

t
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PRELIMINARY ESTI},IATE OF TOTAL COSTS

E-Per formance

A sanrple of this facEor in housir"rg development by privater build-
€rrs, locrll governilrent agencies an<l service organizations can be tasily
made. 'Ihe goat here is accurate cost estimation and the meastrre is
the intial estimates prepared by architects and related professionals.
The inflationary trends of the past few years can be included and
property related in sr:ch estirnation, so that the question can be
measured as to whether or not the leadership in each housing program
and the professionals had reasonable ability to estimate costs or
vrere even further off than the inflatlon might have suggested.

A furEher question under this heading is the instabiliEy of
costs which will be pointed to by this particular line of investigation.
The clegree of error may indicate more the nature of the building
indtrsEry wiEhin the total economy than it will lack of knowledge,
motivaEion or competence on the part of those doing the cost estimation.
This latter line of discovery is also of marked value to future
actions to improve the quantity and price of housing.

I

t
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F-Systems

F-ESTIMATE AND SBCURING OF START UP FT'}IDS REQUIREJ

Arclrltect, Legal, ptanning and other consultants, land,
prellminary costs such as test borings, topographical
surveys, ruarket analyses.

Indlvldual - down payment, or land, archltect - sources,
cash, credit, frlends, relatlves

Service Group - One professlonal usually, has some view
of time, salaries, fees, other professional costs -
lawyer, mlnlster, teacher, sources, loans, endowments,
combined personal credit, contributions.

Government - either doesnrt measure total or ena lyze
cost and time of steps - or lndifferent, knows total
but doesntt measure past steps or proJect future ones.

Establlshed Builder - best lnformed , has his records,
has credit or uses prevlous accumulated capital;
uti1lty, title corupanies and material suppliers will
sometimes advance funds to known and trusted developers.

\

F- Inhtbl tions

f 1ow,I

2

3

4

5

Individual has little view of the total cash
including start-up funds.

Service group roay have little money, or very llttle
accessible for start-up funds and hence try to
accompllsh housing as a venture at everyone elsets
expense.

Lack of knowledge of all start-up costs including
exp lorat ion.

Lack of knowledge of credit and presentabillty to get
credit to handle 1 to 3 above.

Extreme delays in loca1 and federal government housing
agencles or unpredictability as to tempo and factors
affecting movement.

Lack of knowledge of Just how much time is spent by
professionals prlor to corunitment of financing and
then start of construction (and usually payment).

6
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START-UP FI.INDS

1

2

I3

4

5

6

F-Corrections

A flow chart and check-list for start-up funds and
all cash flow should be prepared.

Seed money, matching in part, on credit to responsible
non-profit service groups should be available from
cormnercial (risk), government and service sources
before the entire development is designed, committed
,fE-fr..rnteed.

Check list of all start-up costs and fair practices
for individuals, service groups, 1ocal government
agencies, cortruercial builders.

Record successful experiences as for example, a) ten
men who signed notes at a bank for $11000.00 each to
start a middle income housing corporation, New York
CiEy, b) nine ministers who signed personal notes to
secure a loan from a reluctant bank of $38r500.00 to
purchase land for elderly housing before any government
loan was available, Elliott House, Atlantic City, N.J.,
c) a gift of $31000.00 and an unsecured line of credit
of $251000.00 obtained from a Ioca1 bank, Queen
Vil1age, Philadelphia, d) a group of fifteen persons
who issued notes to raise the first $251000.00 to
purchase properties for rehabilitation, later raised
$2001000.00, hunted for and obtained mortgages in a
mortgageless area, Powelton, Philadelphia.

Analysis step by step of time facEor in initiation
of 1oca1 federally assisted housing and the probable
cost of that Eime, including relations with the
regional HIID of fice (H.A.A. ).

Time recording analysis of cost of professionals
engaged in housing development prior to their
contract, prior to financing cormnitment and prior
Eo start of construction. This should include all
factors of overhead, il1ness, vacation, delay in
payment, risk interest, salaries, office, oEher
expenses.
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START-UP FUNDS

F-Research

Interview sample of medium and large bullders as to capitaliza-
tion, service groups. Outline seed money procedure by local housing
authoritles and by speclal ctty houslng funds. Survey states and 200
maJor citles on existence of any trigger organization for condemnation,
acquisition, technical advice, seed money to service organizations.
Brrilder use of credit and capital. Survey national and metropolitan
organizations providing technical information regarding st,art-up funds,
c'csts, professionals, procedures. Survey state aids for start-up
information and funds.

F-Per formance

Performance in this area of investlgatlon includes Ehe amounE
of start-up funds which were available for the various types of
multlple developments as well as single family lnitiators, and the
sources from which these were obtained. The cost of obtalning the
start-up funds, the length of time necessary to raise them, the
relation to total capltal needed, and to policies of local financlal
and other institutions are all part of the picture of performance
measurement of the flow of housing.
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G-SITE INVESTIGATION AND SELECTION

Comparison of alEernate sites

Selection, agreement of sale and usually at least
partial payment, such as I0% of total price

t

)

G-Systems

G-Inhibitions-1

a
3

4

5

6

7

8

Title Search

NegoE iat ions

Real esEate

by local private title company

with owner of land

transact ion
t

Closing costs

Secrecy <lf purpose

Approval by organization if required

I

2

Lack of knowledge of a varieEy of sites.

Lack of general knowledge of availability of some
site,s, or special conditions of availability.

Push or control by ovrner of one site.

Difference between asking and final price.

Lack of knowledge of all factors affecting the site.

Costs of rTitle Search".

Costs of real estate transactions and closing costs.

Unwritten restrictions on use of land such as 1oca1
political opposition to apartments large enough for
chi ldren (school taxes ) .

Zoning for population and income choice, such as 5
or 2 acre minimum 1ot size.

Restrictions on land use, requirements for streets
and utiliEies to keep out low and moderate income
families (and largely exclude non-whltes by economic
requirements).

3

4

5

6

7

8

9

10

-26-



SITE INVESTIGATION AND SELECTION

.

\

11. Necgssity of secrecy while purchasing one site (but
looking at several) or enlarging an already ovrned
site by additional purchases, or maklng a large
assembly of sites, due to rapid price inflation if
revealed.

12. Diversion of increased capital lnto land speculation
in time of rapid lnflatlon. Phlladelphia suburban
tand prices are estimated by realtors, to have rlsen
307" in two years, 1956 and 1957.

13. Land held for future use or resale at too high a
price for present use.

14. Higher utllity, paving and servlcing costs required
on vacant land at public expense for anticipated
private profits.

15 Open land badly rnaintalned, trash, holes , water,
danger, cliffs, scars, cut tlmber, abnormal growth
(Poison ivy, etc.), junk cars rnaking the area less
attractlve for development.

16. Effect of large governmental uses, uEilities (such
as high-voltage transml,ssion systems), institutions
(tax exempt) on policies, uses and costs above.

17. Inadequate, lagging, poor or non-existent planning
for publlc uitlltles and paving is a detrimental
factor to rational, timely and economic use of land.

G-Inhibitions- 2

G-Corrections- 1

1

2

Adequate descriptive materials should be prepared on
slte factors, descriptions, choices.

Studies by local planning commissions and listing of
all vacant land showing owner, zoning, size, adJacent
parcels, tax assessment, last price pald. Speclal
factors, should be listed including substandard or
under-used grouplngs of land, non-conforming uses,
whether the land appears for sale or not. This
should be machine run, kept up to date quarterly,
publicly available. Research could be done on the
cost of such a c,rrr..tElli6Tfc inventory.

Public record of parties at lnterest. and disclosure
1n all recorded transactions.

3
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SITE INVESTIGATION AND SELECTION

G-Corrections- 2

4 Arralysis r-rf r:elation between "asking" antl sct ual snl<"
pric'cs in acquisiti(rn of gr:oups of parcels by local
public agencies, service housing corpora[iors. roha-
bilitation, wiEh changes over an extended period.
Research-comparative land prices paid for various
types of land by location, character of area, zoning.
Training-consumer oriented education on nature of
land in the economy as it is, the role of different
elements in achieving value, assessment, price earnings.

Check lists of all factors to be considered for sites
for varied housing programs.

Analysis of actual Title Search problems. Perhaps
this and so-called Title I'insurance, should be a
public function.

Analysis of, ItClosi.ng costrr practices, insurance
transactions, recordlng, tax advances., escror^r funds
be-nefits, operations and effects of title companies
in land transactions.

Analysis of unwritten but real restrictions on land
use and sale, as against children, or resulting from
loca1 service costs and tax revenues., low income
families, non-whites, institutions. Action-Metropoli.tan
analysis of needs, tirinking, policy affiflog.anuning
to meet area-wide needs.

9. MeEropolitan review of zoning pracEices and policies.

10. Anatysis of costs of land development and social
results, paving, street design, open space, couununity
facilities, utilities.

11. Analysis of the practical effects on meeting housing
needs of low and moderate income families, of design
and other use requirements and restrlctions.

12. Increase capital gains tax to approximate rates of
income taxes; i.e., discourage use of land for specu-
lation. Capital gains taxes if somewhat lower should
have the holding term increased and be recognized by
federal taxation for use of land and buildings over
a period such as ten years. Mark-up of land price
is often the major profit of a builder, prorooter or
specul.ator.

,

I
5

6

7

8
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SITE INVESTIGATION AND SELECTION

G-Corrections-3

13. Real estaEe taxes on vacant land should be steadlly
raised towa.rd the use vaLue of the land, rather than
held low for non-use and thus become a factor in
decreasing avallability of land for developnent. The
present tax system as lt applles to vacant land is
to a large extent a publicly borne cost for a substan-
tial private benefit.

t4 Increased taxatlon of land with developed access and
utilities should fu1ly meet public costs, lncluding
all servicing and interest on improvements.

15. Firm enforcement of proper condiEions should be backed
up by budget, staff, performance of correction and
lien and taxing power against the nuisance or^,ner.

15. Analysis of costs and benefits of large special uses
of land with proposed corrections, such as condenrnation
of use right by utility companies without (in Penn-
sylvania) requirement for review by planning commissions.
Economic costs and effects on land ornmers and cormuni-
ties should be analyzed and means of reimbursement
authorized includlng taxation and annual payments.

L7. Publlc (1ocal or metropolitan with state or federal
aid) planning, construction and capitalization of
utility systems and services should be rnatched by
assessment upon land served and charges to meet and
pay of f capital and servicing costs.

G-Research- 1

Interview of sample of builders in several metropolitan areas
as to their procedure for obtaining sites. Interview with a sarnple
of local public agencies and servlce housing organizations on sit.e
selectlon. Relate these interviews in selected metropolitan areas
with the sale of medium or large parcels of land, serviced and un-
serviced, in the metropolitan area over the preceding five years.
Plot trends of prices and amount of turnover of parcels. Take a
smaller sample of transactions to obtain exact information on all
direct land costs and related costs such as title, search, fees,
closing costs, and length of time held before developruent. Analyze
from a sample of completed developments on the length of time before
start of construcEion, when lnvestigation of sites began, how long
the site in particular was held, cost of site, financlng of site
purchase costs, including interest.

In a small number of selected metropolitan areas, obtain trends
of flow of capital into land purchase over past decade and apparent

I
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SITE INVESTIGATION AND SELECTION

G - Res earch - 2

change in prices. In the same metropolitan areas, examine procedures
for installing util.ities and paving, methods of charging and actual
trends of costs and compare.

In a sample of cities, investigate procedures for eliminating
nuisances on vacant land and means of enforcement.

As part of metropolitan aspect, examine means of forward plan-
ning for public utilities and paving, related to amount of land
available for development, yeer by year. Is the tempo and method of
planning adequate to the need of the past decade and the next decade?

G-Per formance

Study of a sma1l sample of developments cornpleEed in regard to
this phase would reveal both difficulties and successes regarding
sites for the housing. Against a goal as to quanEity and type of
land during a given period such as one or two years, it would be
possible through interview Eo esample the extent to which initiators
studied a variety of sites, the factors which led them to final
selection and the length of time for such selection. The imporEant
factors would include an adequate advance preparation of streets and
utilities, resolution of lega1 questions, easements and rights of way,
procedures of local govetnments and attitudes and actions by civic
SrouPs.

t

r
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H-Systems

H-ZONING REVIEW

Existing zoning and requlrements.

Possibility of change and past record of slmilar changes

Political and economic forces have contlnued pressure on
municipal officals.

Exarople: In Newtown, Pa, 3 of 5 supervlsors own
farms, stood to beneflt from down zoning of R-1.
Land. Village II, New Hope, Pa. - politlcal
organlzatlon was agalnst a well designed new
development on grounds that lt would upset polt-
tical balance - although many business ngn
approved the new development and the required
zoning change.

Legal expense -

Time - interest, developer hours, alternates.

H- Inhibltlons

Rigldity of zoning egalnst meetlng piesent area-wlde
housing needs, and achleving a balance of populatlon
in a municipality, county, and metropolitan area.

Need for minor revisions to make proposed proJects
economically profiteble or feaslble.

Cost in time, interest, cash or other political pay-
offs to obtain major or minor changes in zonlng.
Deliberate delays by local officials or at best, lack
of will to set firm schedules and expedlte decislons.

Excessive flexibility on I'specialil applications by
t'cooperativett elements, or generally, so es to destroy
conslstency in physical or procedural patterns.

Influence of existlng powerful elements to prevent
change by newcomers, or to select and favor certain
kinds of change in chosen locations.

6 Lack of speclalized knowledge, lawyers and others
experienced in zoning procedures.

Excessl.ve control or invluence by ttzonlng advlsorstt
tied in with political controls and tol1s. Lack of
knowledge of "gatekeepersr', where decisions are
actually made.

-3 1-
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ZONING REVIEW

H-Correct ions

I Develop standards and procedures for zoning reviev/
by local and metropolitan mechanisms, similar per-
haps to inducements of the federal "workable program".
However, loca1 Bovernments with greatest economic
needs tend to be most interested and responsive tc'r
Itvrorkable programs" and federal aids. Most secure
and exclusive areas tend to be least concerned and
least participating; I"letropolitan leadership and
thinking would help.

Goals for quick scheduling of reviews and decisions
on minor variances. (Like rulings within 10 days).

Analysis of time ftow of zoning cases, with targets
recommended for loca1 bodies and procedures.

Functioning citizen organizations to watch flow of
all zoning operations with means of identifying and
measuring favoritism and politically based exceptions.

Identifying and public disclosure of ovonership and
interest in land for elected officials, appointees
and staff of local government.

Training, workshops, materials, reports for citi.zen
leadership, cornrnercial and service executives in
zoning goals and procedures.

Above to identify political spokesman for zoning
affairs.

H-Research

Interview sample of medium and large home builders in selected
metropolitan areas for their individual and joint recommendaEions on
the problems of zoning. Report existence of metropolitan planning
organizations and extent of their work on overall zoning comparisons.
Attempt to estimate dist.ribution of land under different kinds of
residential zoning and compare with probable housing needs at various
price leve1s. In selected core and suburban municipal governments.
review a record of zoning variances and changes over past five year
period. Relate racial and proportion of changes Eo existence of
citizen orgaoizations and citizen interest in zoning. Try to measure
extent of observaEion, participation and support or resistence Lo
zoning changes by other than directly interested parties.

t
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ZONING REVIEW

H-Per formance

The key measurement here is that of an adequate flow of land for
the actual total market ln the metropolltan area as well as each
municipality or counEy. The adequacy of planning and procedures by a
metropolitan planning corunlsslon, foLlowed by the surunary of local
plans and then actions by each local zoning board, would glve a
plcture as to whether or not an adequate supply of residentlal land
was possible and produced to meet the range of houstng needs through-
out the nretropollten area. The extent of blockage of this procedure
on the other hand, where en exaggerated and unbaLanced approach to
zoning could be ascertained, is a key measurement of performance of
t.he zoning function ln relatlon to housing throughout an urban aree.
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I- INIERMEDIATE PROGRAM DETERMINATION

Rc:-evaluaLion of all previous factors
cost. limitations, product and return

De,cisions affecting all subsequent factors

Number of units

Cost of construction

Lapsed time

Main source of financing

I-Systems

Seed money, time,

I- Inhibit ions

I

t'

I Incomplete assembly of facts and choices under
previous steps; lack of synthesis of all previous
steps.

Decisions made too narrowly, i.e., all team elements
not involved effectively in review and decisions for
next steps and the coruplete result.

EffecEive review and group process at Ehis point.

t imeRecording of decisions made,
goals.

with projected

2

3. Proceeding on final working drawings without digesting
all previous in-put.

I-Correct ions

Check list for recording all previous steps and
indications therefrom

1

2

3

I -Re s earch

Select a sample of coruuercial and service building organizations
and review programs over several recent years. Examine and report
predominant influences and factors in making program determinaEions
prior to start of design.
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INTERMEDIATE PROGRAI'{ DETERMINAT ION

I-Per formance

AcEually program 1s being determined throughout the proceeding
steps. This section was listed separately in order to indicate a
drawing together of all prevlous threads regarding such maEters as
start-up funds, site sel.ectlon, zotlng, cost estimation, so as to
show a level of readiness to proceed toward start of construction.
This might be regarded as the top of the hill from the point of vlew
of getting a new program under construction.

A key measure toward use of performance standards at this point
would be the length of time required to bring all previous factors
Eo a saEisfactory or at least possible working relationship. Defini-
tion as to where this top of the hill point occurred and the difficulties
and sEeps leadlng up to lt, would measure the performence of the
housing prograrrnlng up to this pollcy wrap up point.

Even though all of the prevlous stages are overlapping and
lnteracting, this represents the point of effective final decision
making in the planning, and integrative process after successfully
negotiating each of the prevlous factors.
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J- Sys tems

.]-PRELIMINARY DESIGN

Start of architectural work

Targets for design, unlts, rooms, spaces, functions

Cost estimate of each element

R.elated facilities, in and near housing

Treatment of land -

Size of family, a9et income level

Assurnptions about people to use housing (and related
services, and special needs and characteristics

Effects of Codes and Zoning Requirements

Preliminary standards for construction

J-Inhibitions

Lack of clear statement of goals for life in the
program chosen, its relation to conrnunity and area.

Inadequate role and Eraining of architects in this
culture for relating physical design to social decisions
and targets.

Lack of proper flow of payment to the architect and
the resulting pressure for economic constriction
against exploration, experimentation, attention to
detail, careful weighing of alternates.

Lack of market analysis to aid owner or sponsor to
give clear direction Lo choices and lirnits, such as
age and size of families, income and hence capital
cost limits.

Rigid specification codes often lead to less appro-
priate or costlier materials, designs and construction
methods and retard introduction and development of
new components and procedures.

a

J
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PRELII.TINARY DESIGN

J-Corrections

Clear written statement of goals for life in proposed
housing, relation to cortrnunity and area (coruounity and
area may or may not colncide as for instance: elderly
housing for a Greek Orthodox Church servlng a metro-
politan aree, or a nelghborhood, non-sectarian, non-
profit group to serve as a sponsor and serve prlmarily
the neighborhood.

Architect responsibility for choice of contractor, sub-
contractor, performance bond, cost estimates, penalties
and supervislon of methods of construction as well as
results of construction.

Regutar, depen-dable and fair progress payments to
archltects for stated work.

Timely obtaining of rnarket analyses, series and their
projectlons or at least careful guesses in regard to
a'get income, size and characteristics of occupant
faml1ies.

Tie management alms, style and procedures in at an
early date so that sponsor or owner can give the
archltect a clear descrlption of management and
operations.

Codes should use performance standards as much as
possible, or specify rrequal toil existlng materials
where feasible alternates have not yet been found
unseable. Means for regular re-evaluation and inter-
pretation of codes should be built into code procedure.

J-Research

Interview sample of architects developing multiple groups of
single houses, garden apartments, high-rise apartments for their
report on factors effecting preliminary design. Interview officers,
oh,rrers, local government houslng agencies and service housing organi-
zations as to their view on weight of factp.rs influencing preliminary
design. Report extent of market analysis, reiomnendations by cormnercial
or government financlng agencies

1

2

3

4

5

6

Interview saruple of architects of large scale housing
which building codes in their opinion have been or are most
at this time and most ln need of revision.

as to
restrictive
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PRELIMINARY DESIGN

J-Perl ()ruranc()

While this is one of Ehe most difficult areas to quantify in
order to make use of a performance sEandard, nevertheless it is an
important and possible one. Detailed study of the use of performance
standards should help at this point to make a clear statement of
goals, from the client to the architect, from the builder to the
draftsmen and the sub-contractors. A list of all relevant factors
should be prepared at this point for the key design decisions,
including not only materials and spaces, but also the relationships
with neighborhoods, vistas, surrounding traffic and other factors in
the environment. llhile the goal might be defined as a piece of cheap
jtrnk without character to be built as fast and as cheaply as possible,
regardless of later social and maintenance cost, nevertheless, esthetics
are still a question of major importance and to a considerable extent
m(rasureable. Has the new development achieved a human scale and the
possibility of relating? Does it have inEerest, delight, surprise,
warmth toward people as well as optimum structure at the economic
level chosen?

The preliminary design can be evaluated, not only against the
decision of the initiator, which is valid and important, but also
against the total statement of housing goals for the conmunity and
for the market and location to be served.

{
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K-Systems

K.PERMANEM FINANCING

Revlew of market experience of housing for area
targefs selected

A11 negative aspects brought out by lending insti-
tutions regarding area, site, design, proposed people,
facilities and services

3. Site approval by capital source or control

4. Conventional capital - banks and insurance companies
term, rate of interest, stated equity, (inflated,
fictitious) real equlty (100% mortgaging objective,
except land)

Public agency capital control by dlrect loan or
guarantee
Federal Housing Administration
Farmers Home Administration
Housing Assistance Admlnistratlon
State Governments
City Revolving Funds
(Phila. Housing Devel. Corp.)

Secondary mortgage - FNMA

general operations
special assLstance

7 . Use of t'approved mortgageil from FtlA list

8 Requirement of "pointsrr at this time -
service fee device - l% extra over legal interest
limits charged by banks and other lending institutions.

Penslon funds and Social Security funds
large capiEal accumulation
public policy involved in investment

10. Trust funds and foundations

11. Amount of equity needed, real or stated, interest,
alternate investment and use of time by builders

1

2

5

6

9
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PERMANENT FINANCING

l

K-Inhibitions- 1

Instability of housing rnarket leads capital sources
to examine carefully all variables and those most
likely to change - income, employment, turnover,
poor maintenance, obsolescence, management, record
of builder, conrmunity character, racial change,
(quality of loca1 government, institutions, resources)

Irregular flow of capital into institutions lending
for housing, diversion of American capital for
higher returns in war, cheaper production naEions
(such as Japan), inflation, with drainage from
housing sector of U. S. economy.

Too many control points, delays, lack of policy,
inadequate supervision or analysis of r^rork flow in
1oca1 and regional government housing finance agencies.

Policies of conventional housing, capital sources
for highest and fastest returns, usually without
consideration of social, national or rneEropolitan
policy.

Increasing I'point" deduction for loan of capital
because of capital diversion, and higher equity
paymenEs and ultimate cost to the consumer.

2

3

4

5

6

7

8

Rapid rise in
actual annual

interest rates to sharply increased
cost.

Lengthening of the term of mortgage without interest
reduction, greatly increasing total interest cost to
consumer (life cost of house).

Irmnediate response by increase in cost (and hence
capitalization by builder, land holder, and lending
institution) to every government effort to lower
monthly cost to the consumer by lowering interest,
lowering down payment or lengthening the term of
mortgage amortization.

Price-rigging and informal control or agreement
costs of materials by small numbers of major pro-
ducers as in plumbing supply (oligopoly) and restraint
of effective competition.

10. SrnaIl character, sma11 financial resources of most
buil-clers, related to 1, 2, and 3 above, or conversely
few large, competent, well-financed building organi-
zations, capable of long-term planning of land
acquisition, cadre development, financing, construction
and marketing' 

-40-
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PERMANEM T'INANCING

K- Inhibi t ions - 2

11. Lack of vertically integrated building operation
controlling or at least assuring even flow of

a) acquisition
b) start-up money
c) key personnel
d) materials
e) labor, especially annual wage
f) marketing
g) statlstlcs and research
h) deslgn and experimentation

12. Lack of knowledge by mortgagees of complete range of
financing possibilities. Thls is a function in part
of slze (small savings and loan assocLations) narrow
gauge systems (savings bank handling only FHA insured
mortgaBes or commercial bank subsidiary handling only
conventional loans).

13 Narrow policies and narrow control of large capital
forming groups such as pension and trust funds,
church endor,ments, through habit, lack of knowledge
or motlvation for socLal housing or any housing;
yet such groups will invest in contrnon stocks, specu-
lative conventional mortgages or 1ow yield, governruent
securities. Trusts claim to be conservative, but
through inside control will direct funds to special
interests other than service housing, even where the
purpose of the foundatlon of trust is ostensibly social.

14 Weak, minimum, traditional management of housing,
especially for low and moderate income groups is an
inhibiting factor to investment in such housing.
Traditional short term extractive management or long
term high-priced luxury management is poorly equipped
to lead or participate in establishing strong corumuni-
ties among limited-income families and neighborhoods.

15 Limited number of lending instltutions, smal1 size
of many (higher risks, limlt on amount of loans),
trade engendered restrictions on formation of new
savings and loan associations.

K-Corrections- 1

Adequate employment projectlons for metro areas , 6-year
capital budgets by cities, lO-year highway plans,
quality and clarity of loca1 Bovernment procedures,
tax rates fixed for four years.

1
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PERMANENT FINANCING

2 Removing lega1 top limits on interest and investor
payment rates might make all capital forming organi-
zations more competitive in the short run. However.,
it is felt that raising the interest rate will not
significantly increase the overall flow of fundf-into
housing, as compared with 9r0001000 automobiles in a
year, vuar diversion, institutional consEruction into
less rigid cost ceilings, the highway complex drive
for public funds, and flow of capital into 1ow-cost
nations. This is not an editorial but an observation
of the scene.

K-Correct ions - 2

are3

4

C1ear systems analysis, control and time targets
needed ln government housing agencies.

5

6

7

Policies of lending instituEions should be publicly
examined. Alleged1y higher risk areas should be the
subject of policy proposals from within or without
these institutions for allocations of capital to be
proportionately shared as in some recent verbal
offerings in Phila. not yet substantially implemented.
This is necessary for public policy.

The sandpit theory of the city ls not, and will not
work. Public or service organizaEions are needed to
make such shared financial allocations work. Public
pronouncements by bank presidents often get diluted
by descent into middle echelon personnel of lending
operations.

Elimination of interest cellings at this time will
reportedly get rid of points. The double standard
of points with "legal" interest rates tends to be
confusing, deceptive or demoralizing to the consumer
of housing capital.

Interest rates are the keystone in the arch of costs
and the largest cost to the consumer. They tend to
become locked in this most rigid factor of capital
in housing is felE to be the most irnportant area of
economic and policy study u'trich can be made, but
beyond the scope of this outline.

Lengthening the mortgage is only a temporary and
inflationary device in an economy with continuing
price inflation. Its advantages are temporaryr per-
haps aid the inflation, and are only a political
expedient which appears to be useful for a short time.
Increasing the steady flow of capital and lowering
its cost (interest rate) are primary.
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PERMANE}N FINANCING

K-Corrections-3

I Government housing agencles should keep constant,
competent analyses of actual costs of each component
ln housing. Efforts t6EFer land and financing
costs are descrlbed ln other sections.

Research on price trends of materials is helpful to
understanding areas of price stickiness or paralle1
increase 1f not provable prlce-fixing.

Analysis of trends ln size and capability of develop-
ment and building organlzatlons can put llght on the
question of slze and capital backing. Credlt and
capltal for bullders to increase conrpetence and capacity
may be'indicated, if beneflts w111 accrue to the consumer.

11. Analysis of factors which would lead to more effec-
tive integration and administration of developers
would aid thts aspect of houslng cost and production.
However, savlngs are not llkely to accrue to the con-
sumer, if at all, in vlew of the conditlon of the
industry and the probabiltty of sale of everything
which can get built in the comlng decade.

12. Increased professionalization, training, organization
of individuals in the mortgage business, together wiEh
useful printed materials of the present range of
possibilities.

13. Public spotlight and policy discussion with guiding
personnel in foundations, trust and pension funds.
Special economic research r^rould be useful here on
actual performance of such bodies at a national and
metropolitan leve1 in the hitherto heavily neglected
field of urban improvement.

L4 Greatly increased training programs at co1lege, pro-
fessional and in-service levels for corununity manage-
ment personnel, combining corupetent, properly motivated
work with people, property, money and time.

15. Study resErictions against formation of ner^, savings
and loan assoclations, banks, trusts and other capital
forming groups, particularly those vfiich would be con-
sumer oriented. Form mutually owned ttHome Savings
Unions", neighborhood or occupatlonally to encourage
savings, proper use and availability of credit, in the
hands of corrpetent directors and staff for service to
membersr housing needs of all types.

9

10
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PERMANENT TINANCING

K-Research

National economic study of flow of capital into housing lending
institutions. What are the total resources of these institutions,
how many are there in each metropolitan area or state of each major
type. What proportion of assets were devoted to housing of which
type in a recent year such as 1950 or 1967. What changes in policy
have been made from 1960-1967? What changes in policy have been made
frorn 1960-1967 in each type of major lending institutions?

t{hat recommendations have a small sample of each type of lending
institution got for the permanent financing part of the flow of housing.
This is apart from the question <lf interest or charges but consists
rather of recommendations to the various kinds of initiators of housing.

Sunrmarize role of various government-financed housing programs
in terms of number of units, number of people housed, volume of con-
struction as related to total flow of residential construction and
capital.

Special economic study of pension funds and soci.al security
funds. What factors would make it more attractive for flow of this
capital into housing? Special study area of a sample of trust funds
and foundations. What would attract these non-profit service organi-
zations to place more of their capiEal ln housing, especially for low
and moderate income families?

Interview of selected sanrple of medium and large builders as to
real and staEed amounts of equity needed for various kinds of housing.

Make graphs showing variations in flow of capital into the housing
market over the past eighE years at least of possibly decade. Relate
the flow of capital into all housing, with all new investment in the
economy and with each type of housing.

Prepare tables showing total arDounts of interest repaid over loans
of varying Eerm and varying rates of interest.

Special price study of certain materials
plumbing and electrical supplies at a national
of cornpetit.ion?

used in housing such as
leve1. Is there restraint

Y

Study largest building operations in the United States and the
extent of their vertical and horizontal integration, that is, size of
operation, geographical territory, interlocking controls with related
financing, materials, transportation and marketing organizations.
(use Dun and Bradstreet)

In reference to large capital forming groups, such as insurance
companies, pension and trust funds, church endowments, union funds,
explore obstacles felt by them to larger investment in housing in the
minds of decision makers.
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PERI.,IANEIII FINANCING

K-Per formance

The permanent or take out financing must be pinned donrn or at
least in sight before constructlon financing is possible, even though
the constructlon financing is used first. The effectiveness of per-
formance in obtalning desirable permanent financing can be measured
against the total market need in Ehe area and for the particular
groups to be served, the state of natlonal mortgage financing and in
the particular reason. Are the cost of money too high in relation
to the market to be served and how do the downpayments relate to Ehe
chosen goals? Are banks ln the area unwilling to regard housing as
a prime customer? If the financing of lndividual houses or small
new developments appears clearly inadequate to meeting loca1 needs,
have lending institutlons had the ldea and action to share risks in
order to increase the housing supply, improve the housing supply or
to reverse the decline in some neighborhoods? Has the quantity of
capital made available through locaL lending lnstitutions been adequate
to lnsure a supply of houslng avallable to all those in most crucial
need? If not, to what extent does it falt short of an adequate per-
formance?

Have other klnds of capltal accumulating organizations responded
to the need for houslng? Thls includes pension funds, churches,
fraternal orgarrlzatlons and even lnvestments by labor unions. How
has the quantlty of savings and other capital been related to the
quantity needed ln local housing, the price and other conditions
required?
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L- FINAL PROGRAM DETERMINATION

Determined by K, Financing, all past
people to be housed, by incomet d1e>

L-SysEems

experlence on areas,
size of families

Record of developer or builder

Board of non-profit group

Financial goals

Role of Government Divisions
FIIA land planner
Architectural division
Manuals CFA
Can be different - FHA

HAA
Tempo
Motivat ion
Need for generalists to look at and wrap up the
final program

L- Inhibitions

Ilost profoundly inf luenced by K, Permanent Financing..
taking place in the absence of national or local
policy for housing, resources and allocations fe-rr
mixed programs.

Inhibitors are basically the same as listed under I,
Intermediate Program Determlnation.

Proliferation of government specialists, lack of
generalists with view of total pollcy and programing.

Non-profit Service Housing Organization may sti11 be
confused, disjointed or not functioning together well
to reach conclusion about program determination.

L-Correct ions- 1

Need for a national policy on allocation of resources
to housing, means, types of housing.

2. Corrections much the same as listed under I.

Intermediate Program Determination with the addiEion
of both specialists and generalists in local govern-
menE agencies who can look over goal statements,

1

2

3

4

3
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FINAL PROGRAI.{ DETERMINATION

L-Corrections-2

----applications, aII design and cost.ing data to date,
view lnternal consistency of whole package, and then
its relation to other programs.

Good staff work, tralnlng and group developrnenE of
Directors and officers of non-profit service housing
organlzations. Special materlals and competent,
repeated workshops are needed. Research should do
record keeping on development of these groups as
special catalysts, especlally for innovation of new
approaches.

L-Research

Interview small sarnple of group lnltlators, conunercial, government
and service, as to maJor factors ln final program determinatlons; role
of architect, source of financlng, government aBency involved.

Investlgate sarnple of government egencies including local FHA
offlces, regional HUD offices, local housing authorities, special
clty organizations and advlsors on housing prograruuing, information
available to architects and home builders as Eo range of financing
and selecElon of programs and maJor factors within them.

L-Performance

Against the evaluation of total cormunity need for various
levels of housing, how have the programs flnally approved served the
whole corwuunlty? Have they filled the entire spectrum of housing
need? If not at varlous price levels, has the quantity added been
sufflcient to allow a trlckle dorrm of standard housing meeting local
housing codes? In short has the buildlng and lending industry met
the local needs and lf not to what extent has there been a continuing
de fic it ?

3

4
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M-Sys tems

M-CONSTRUCTION FINANCING

Direct loans - H.A.A. , C. F.A. , for construction

F.H.A. - Approved mortgagee list, insured loan during
cons truction

Highly unstable market fluctuation on points charged;

Policy changes - areas and types of housing.

Varied choices by builder, some flexibility among private
trending institutions

Builder corunitments for single family homes by FtlA (857"
of valuation) are a better permanent take-out than con-
dltional corunitments only for sale of one house to one
cus tomer .

Present fluctuation of interest rate. Construction
financing may not be the same when needed as when planned
and marketing analyzed.

M- Inhibitions- 1

Highest fluctuation in availability, cost, points,
conditions. Conrpletely dependent on current con-
ditions. Cornpletely dependent on permanent rrTake-
outtrmortgages.

For FHA insured loans limited to I'approvedrr mortgagees,
a llst kept by the local FIIA office.

Policy changes by lending institutions regarding areas,
types of loans, conditions. Some pollcies are unh/ritten,
namely refusal to lend in certain older areas.

Lack of knowledge by individual, non-profit or new and
smal1 builders of the extent of choices or competition
for this financing.

Collusion among relatively small number of lending
institutions to flx rates, conditions and service
charges.

Dependence upon successful experience of builder who
also operates in a htghly unstable siEuation. There
is only a small number of large or easily credltable
builders, even when larger construction opportunities
are possible.
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CONSTRUCTION FINANCING

M- Inhibit ions - 2

High element of risk from shoe-string, under-capital-
ized general contractors and maJor sub-contractors
who survive by holdlng back or appropriating undue
proportlons of progress payments properly due. This
leads to higher and protective bidding by sub-contractors
more frequent law suits and lega1 costs, slower
construction and bankruptcies. These in turn feed
back lnto higher risk, more delay, hence more cost in
construction financlng.

8. Mortgage specialists some times steer cl-ient builders
to rrfavoredft lending institutions, with I'finders feesrr
to the mortgage placer. This tends to lessen competi-
tlon.

1.1-Corrections - 1

Study of flow of capital into construction loans
factors, costs and areas for reducing risk, tlme
and costs.

Examine qualifications of a sample of "approved" and
not-FHA-11sted mortgagees to measure differences.r Erny

inhibitlons to dolng business, extent of lnnovatlon,
service, sLze, other factors.

Policies of lendlng institutlons should be stated in
wrltlng, in advance with changes announced long in
advance, so that bullders may project needs and costs.

4

5

6

Publication of fee schedules in quarterly statistical
series.

Trade dlrectories of lending institutions, outlines of
contractual relationships, bases for fees.

Customers and lenders ean reqtrlre bullders to submit
conplete records of buildlng experience toBether wlth
financiat statements and credlt ratings from a central
or reglonal rating bank of individuals and corporations
in construction.

7

I

2

3

7 Effective control systems are needed for payout of
general and sub-contractors according to work performed.

Rating of bonding coropanles on their performance.
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CONSTRUCTION FINANCING

M-Corrections-2

B Standard contracts for mortgage specialist services,
in both construction loans and permanent mortgages,
with fu11 disclosure of all fees, payments for
service.

I'1-Re search

On a small sarnple of metropolitan areas, exarnine sources of
construction financing during a given month. Investigate all possible
sources in that metro area for several types of con-ctructjon (other
than direct l.oans frorn Ehe government).

Over the past eight or ten years, chart graphically the fluctua-
tion in cost of construction financing for most frequent Eypes such as
e group of one hundred or more single homes FHA insured or convenEional
to most favored builders and to smaller, less favored builders. Examine
exEent of simultaneous change of cost for construction financing among
major lending institutions. Intervier^r sample of representatives of
major lending institutions of this temporary financing. Attempt to
examine the facts in a recent year regarding finders' fees, and other
special costs for construction flnancing, lncluding points. EstimaEe
total volume of construction financing by type of lending institution
and the amount of construction financing advances by Ehe largest
lending institutions.

M-Per formance

Against the estimate of total quantitative need, horn, has the
flow and availability of construction financing been? What has been
the term available and the interest rate? Is the supply adeqr.rate
for replacernent of dilapidated housing and enough to keep pace with
the growth of the conrnunity? What has been Ehe time necessary to
obtain the construction financing? What has been the role of FIIA
insurance in social programs such as 221(d)3, the length of time
necessary for processing and the cost of such time? How has the
interest on loans for construction compared with other kinds of 1oans,
non-residential construction, business, personal or otherwise? Hovr
much competition is there is the metropolitan aree r^,ith a variety of
rates for such construction financing? How has the lending system as
a whole functioned in this area so critical to the launching of housing
programs ?

?
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N- Sys Eems

N-WORKING DRAIIINGS

Number and dlstrlbutlon of units

Sizes, spaces

Appearance of develoPment

Livabi lity

Management and Maintenance, plan for operation

Coruuunity and commerclal facilities

Design for trse of ground

ConflicE between 1or.r capital costs and low maintenance
costs; too much enrphasls on initial price leads to built
ln obsolescence

Architectural assunptions about people

Sponsor assunrptions about occupants

Selection of standards, materials, specifications, utilitles.

N-Inhibitions

Lack of clear guidance from the roarket to the builder,
service sponsor, or government agency and their guidance
to the architect as to size of units, spaces, functions,
appearance.

Lack of knowledge or interest by the or^mer or architect
in the long-term operating costs of materials used.

Lack of knowledge or lnterest in social patterns and
reactions to final product, materials, appearance,
sound qualities, generaL lack of social observation,
a clear value system and thinking as applled to
physlcal design, such as the decision of many decades
ttNo Showers in public housingrr, or no built-in fences
for prlvate yards, or management painting of all rooms
a slngle color.

Lack of systems for evaluating occupant reactions and
work and cost control of maLntenance and replacement
operations.

1
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T.JORK ING DRAWINCS

N-Corrr.cl- i ons

Check list for basic decisions needed to evoke
thinking by owner and inclusion in total planning
process.

Detailed studies of operating costs broken down by
such factors as these where apparent:

(a) poor material
(b) poor maintenance by owner or management
(c) erosion from unexpecEedly heavy use..

over occuPancy
(d) replacement due to defect
(e) due to accident
( f) obsolescence
(g) change in marketability, requiring

later improvement.

Thorough observation of social behavior in home,
apartment and neighborhood as these patterns might
affect design. Feed-back system from use, opinion
and costs.

Design a cost control systen for maintenance of homes,
grounds, cormnunity facilities.

N-Research

Examine the working drawings of a representative sample of mosE
frequent types of medium and large housing projects, single houses
and multip1e, private and publie, in several metropcrlitan areas.
Examine plans and standards in regard to the conflict between lovr
capital cosL and later low maintenance cost. What factors lean toward
the side of initial cheapness and what factors stood out in relation
to long-term lowering of cost through use of betEer and usually more
expensive materials? Interview architects as to the extent of review
of standards as well as blue prints. What other factors made decisions
otlrer than architects and builders? Interview sarnple of builders on
the same question, both contractors for government and service organi-
zations and contractors or builders building for their own account.

I
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3
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WORKING DRAWINGS

N-Per formance

One means of gettlng at the performance and its measurement in
regard to the thoroughness and cornpetence of working drawings, is an
evaluation of each housing program after its complete occupancy.
Comparing problems and costs in occupancy with resulting human satis-
factions or dis-satisfactions, with the final work of the architect,
can aid in measurlng the thoroughness and competence in detail, the
englneering, the foreslght regarding the factors of management and
maintenance. Have the working drawings and the specifications been
approprlate to meet the origlnal goals and estimated cost? Have the
working drawings been properly carried out or to what extent did they
suffer from ornissions and errors in the first place? Did vagueness
or incornpleteness at this point lead to confusion on the parE of
builders or a lack of abiltty to control the builders by the inspectors
and sponsors.
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O- Systems

o-FTNAL APPROVALS (LIOI)

Each part has to agree with each other part,

Domination by financing

Legal clearances, papers, Eime, fees

Cl<lsing, start of construction, proceed order

Advance of funds -

Payment for land, fees

O- Inhibit ions

After many parts of t.he work are done, cash, credit,
site, design, permanent financing, considerable delay
may take place on the final approvals and "closing"
or advance of funds for land and start of construction.
This may be lawyers ruaking big things out of little
with many papers, the financial institution, signatures
of key persons, trCongressional Courtesyrt on government-
financed contracts (waiting for a time convenient to
a Congressman for an announcement and nevrs release).
Delay on any one item may hold up conclusion and re-
lease of a dozen others.

0-Correc t i ons

In this final stage, all papers should be brightly
tagged FINAL meaning rrUrgent - Do It Todayr'. Excess-
ive hold-ups have occurred in this phase. A single
control of all papers, by lawyers, title company,
financial institution or government agency with
diligent preparation, scheduling and follow-up, is
essential. Advance notices for preparation of
documents should be sent by one responsible coor-
dinating element. There is no need to take one to
Ehree months to get the pieces together when this
can usually be done in one to two weeks at most.

I

1

t
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FINAL APPROVALS

O-Research

Interview sample of larg,e construction operations already built
as ro l.ength of time from substantial completion of financing and
plans to the acEu{l start of construction. tJhat factors required
the trength of time reported?

1 O-Performance
I
I

The key qlrestion for evaluating the effectiveness of this part
of fhe total pfocess i.s hlndsight as to the agreement of each part
with the othel. How much tlme was required for the final legali
clearances ar/d paper preparation? llhat were the standards for approval
of each of the major elements, and how did these standards relate to
the prior established goals for the particular program, for the total
need of the corrnunity and for the original estimates of the particular
goal? Where these approvals adequate to the job or did errors and
omissions enEer into the process for which a later price was paid?

-55-



P-Systems

P-CONSTRUCTION

I

2

7

1

2

Timc: schedule and coordination. Plan for
administration of total effort.

Plan for general contract or central responsibility.
Plan for payment of sub-contractors, flow of credit,
delivery and protection of materials.

Organization of material components, production
systems.

Change order procedure, role of architect in inspec-
tion, authorization of substitutions, Clerk of the
Works, reporting on work progress.

Labor supply production goals in the face of craft
division and empire-holding, limited apprentice
supply, related to heriditary membership craft
unions, (father-son), productivity restraints.

Procedure for owner (where separate from builder)
participation, prompt approvals of changes, relation
to superrision and inspection, payment authorization.
Union leader putting his cousin in charge of relations
with the architect and builder.

Minor controls on relationships, insurance, theft,
vandalism, accounting, bonding of contractor, time
penalties, right to terminate contract, right to
occupy.

P-Inhibitions- 1

Loss of time is a major area of unnecessary cost.
The sub-contracting system with many relatively
independent parts, often resuLts in dealy of one
part holding up many others, disrupting the schedule,
stretching out the whole process much more than the
original item.

The sub-contract system is a major cause of higher
than necessary costs, not altogether off-set by
possible advantages of having competition by many
smal-1 firms with high overhead and high bankruptcy
rates. These latter may more often be caused by
factors beyond control of the sub-contractors than
inefficiency or malfeasance. The stock market or
game of Blackjack would be a safer form of gambling
than the present system.

3
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CONSTRUCTION

3

P-Inhibitions-2

Design and production of new and improved com-
ponents in residential construction is one area
receiving attention, especially to the need for
research for better and cheaper elements, and
to resistance by building codes and labor
organizations. It has been stated that most ele-
ments in the industry are too small or poorly
financed to do significant research. The largely
handicraft types of material-s are certainly high
cost in delivery, handling and labor cost for
putting in p1ace. But this i-s probably the easiest
area for innovation, and cost reduction if two
other areas coutd be improved.

Ner^r systems of construction are a central need for
technical- and economic progress. Many European
nations are using variations of the Nielsen system
in larger scale operations. The small scale, or
the overriding economic imperatives even when a

larger scale is used in the United States, are a

major obstacle to larger quantity, better quality,
faster production, with new systems.

Labor productivity is high where compared with some
other industrial- nations both because of ski11s and
machinery, but low in rel-ation to potential to
American technology. Many restrictions are well
knor,rn including inadequate supply of apprentices,
labor-restricted goals on production with power
pecutiar to the nature of the building industry
here. Quotas on bricks, jurisdictionaL disputes
between plumbers and steamfitters, obstruction by
plasterers to drywall construction, bricklayers to
use of curtain wal1s, are farniliar stories. Restric-
tion of craft workers to exact tools and items of
work are a major obstacle to effective flow of
materials, lrork and supenrision.

The rate of pay of building trades labor is often
critized (except by daily and hourly wage earners)
whereas the central probLem is productivity of the
rotal job.

The pressure for inrnediate and maximum profits often
leaves the owner (if different from the builder) in
a weak position. From this springs too little cormnuni-
cation or participation, inadequate inspection, problems
with change orders and substitutions and in the end,
damn poor workmanship.

4

5

6

-57 -



CONSTRUCTION

7

P-Inhibitions-3

The methods (fragmentation) of, construction and the
general morality of the economy lend themsel.ves to
a great variety of minor peculation as well as major
thievery. Areas which need close watching on large
construction jobs, whose totals can assume bulk
though the details are small are (a) thefts of materials
especially metals (b) vandalism (c) litter, trash,
danger of fire from frequent carelessness (d) selec-
tion of weak of ineffective or inter-related bonding
companies (e) selection of weak insurance companies
because of kick-back of parts of fees (f) kick-backs
among sub-contractors.

P-Correc tions- 1

The critical path method of construction has received
increasing attention on large jobs. This and similar
control systems should be increasingly utilized.
Research would be valuable in estimating actual savings
in all elements if total time were redrrced to l-0, 20,
or 40 percent. American industry knows how to organize
on a large scale as in 9,000,000 cars, 100,000 planes,
2,000,000 units of war housing, even in the middle of
l'Jorld War II . Time analysis of all elements of con-
struction on small, medium and large jobs would be
instructive.

Horizontal integration of elements of production might
take place if general conLractors were better capitalized
for start-up, and there was a more even and dependable
flow of construction and permanent financing. Some
large conLractors have taken over an increasing propor-
tion of "general workt'or to some extent oTrTl or have
an interest in subsidiary cornpanies. Research would
be helpful on this interlocking, why it happens or
doesntt happen what would help it happen, with what
actual or possible savings to the industry and the
consumer.

Research on building materials would no doubt be of
c.ontinued value. Some large manufacturers of aluminum,
plaster, etc., do research and bring out new products.
Better components, modularization, national standards
could bring about cost savings in both original and
operating costs.

Economic underwriting on a vast scale and low cost
capital flow appears to be the central requirement
for use of new systems, with better administration,
redrrction of lapsed and lost time and with significant
economy in constnrction.
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CONSTRUCTION

5

P-Correc tions-2

Many labor restrictive pracEices can be seen to
have originated in the higlr uncertainties of wide
cyc1ical, seasonal and tocational variations in
employment. While positions are not^t deeply dug
in, the iuuninence of rapid increase in work should
increase the interest of organized labor as well
as management in a guaranteed annual income, usual
related benefits and greater securiEy in employment.
The existence of these should allow a break-through
in increased productivity and industrialj-zation of
entire operations.

Clear definition, legal relations, specifications,
time penalities and lines of responsibility are
essential to protect the ownerst interest and
eventually the public.

Since the owners cost of interest runs on by delays,
he should be able to collect time penalties and
without them out of LO% of value of construction
\"rithheld from contractors. Inspectors need to be
held responsible to the or^,ner and architect. The
architect should be paid, expected and held to
effective supenrision in the ownerrs interest.
This is often not the case in one or all aspects.

Such high profits have in some instances resulted
from manipulation of loan or insurance conrnitments,
default on materials or workmanship, that great
pressures and rewards come to those responsible for
inspection--with obvious resul-ts. T,oyalties, respons-
ibilities, active work and reporting of clerks of the
work and architects Erust be beyond question, cLosely
watched and audited by an independent body.

Fu11 disclosure of fees, t'arrangementsrr, rebates and
direct costs is in the interest of a1-1 government-
aided construction and conunercially contracted aLso.
The accountant, l-ar.4rer, inspectors, and architects
should be held strictly accountable to the owner or
deveLoper. Independent spot-checks, observation,
audits appear to be advisable as a means of inspecting
the performance of inspectors and other controL elements.

6
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CONSTRUCTION

P-Rc se a rch

In a sample of metropolitan areas, list rnajor single and multiple
Ir<rrrsi ng devc lorrmeirts . Obtain and breakdovrn time schedul.c f rom start
of irrvcs;t-igat-[on for si.tc, start of design, start of construction ttt
c'oruplc.tion ol'c:onstrrrction, Interview a princi;ral involvcd i-n con-
stlrucl-ion;rs to factors outstanding in rclativcr1y lcss tlran avcr:rgc
tinrc or morc than averagc time for the project or ccltrmunity built.
Catcgorize rcasons reported for better or v/orse than averagc time.

I^Iork closely with builder and, if necessary, pay for his time
and time of tris staff for detailed analysis of major consLruction
factors. Analyze especially the savings which might have taken place
if time lapsed were reduced ten, twenEy, thirty or fifty percent.

Interv'iew builders of large developments as to their viervs on
possible savings from new systems and components which are most
Iil<ely to be used over the coming decade. Obtain their reactions to
section P - Inhibitions, or similar questions. InLerview sample of
owners (where different from builders) of large developments as to
extent and lines of responsibility for inspection, reporting and pay-
ment. Ilorv would they do it over again and better if this appears to
be the case. Analyze especially from the point of view of buil-ders
and or^rners the effect of an adequate suppLy of capital during construc-
tion. Analyze also all delays which took p1ace, length of time for
inspection, reporting and payment, and the interest or other costs
rclatcd thereto. Obtain recontrnendations for improvement in the flow
of labor supply, labor relations and work floru from the point of
view of specialized ski11s and organized labor.

P-Performance- 1

This is a vast area for analysis and evaluation of the effective-
ness of performance. What can be included here is only an introduction
and the raising of a number of questions. One of the largest is the
amount of lapsed time, against the original estimate of time, and the
areas where coordination of parts and supenzision might actually
reduce time sharply. Review of the foul ups by one sub-contractor
against another, labor stoppages, material shortages and delivery
problems and the many other areas that can go astray are part of this
analysis.

Onc of the products of performance evaluation should be develop-
ment of means of estimation of time. The critical path method is
i,ncreasingly spoken of at least as a system for control of construction
;rnd sigr-raling in advance as to the relationship of each part, need
and sequence.

Another measure is the number and types of change orders. Were
the orders approved because of previously unforeseen togic, change in
materials, price changes or as a resulE of total surprise to the
sponsor, architect, or builder?

J
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P-Performance-2

Do the large number of instabilities i-n construction relate to
a shortage of skilled labor, uncertainty in production and delivery of
materials, unreliability of sub-contractors or their grasping at many
jobs through the competive bidding system, sometimes with little regard
to actual capacity for taking care of the jobs?

Conversely if all elements were produced at the right time and
without interruption, and properly completed so that the next step in
construction could follow inurnediately, what would be the total lapsed
time? Out of such evaluations might each group develop more effective
methods of control, contracting, economic back up, which would make a

smooth flow of production worth the time of all e lements involved?
Penalties for tate delivery of materials, for labor stoppage, for
fail-ure to complete a step of sub-contracting (and thereby holding up
all subsequent steps) might be one l-egal- and financial approach.
However, there are so many parts and so many variables that a full
discussion of use of performance standards during the actual construction
pahse would be far beyond the scope for this paper.

It should be emphasized however, that the writer feels, from his
experience and study, thaE the largest emphasis should be given to the
basic dis-organization of the industry as a whole and in particular
its acquisition, financing and marketing parts of the pipeline, which
greatly out-weigh its problems in physicaL construction. The construc-
tion dis-organization, it is felt, could be greatly improved if the
other parts of the pipeline were able to flow more rapidly, more
smoothly and with great assurance of steady movement on the part of
those carrying it out.

-6r-



a- PRE.O

Q- SYs tems

MANAGEMENT

Goa1s, duties, and quality of management are assumed,
consciously or unconsciously.

Operations budget is usually hypothesized.

Staff schedule and job-descriptions.

Selection of staff and stYle"

Orientation and training of staff.

Advertisements, printed materials, circulation to markets.

Interviews, telephoner correspondence, rentals (or sales).

Occupant preparation -

Conununity and resources
Physical maintenance
Management relations

Move-in scheduling and physical preparation.

Q-Inhibitions-1

It is often necessary to occupy ner^, construction before the
work is completed. The o\^rner is seldom ready, in understanding
and theoryr or organization. Owners are under pressure for
financial. solvency. Tenants are often moved in (or buyers)
before policies are formulated, personnel hired or properly
trained. This can result in initial hostility, frtrstration
and aggravation which can be long lasting, with continued
negative results in low morale, poor maintenance, trash,
vandalism and movement out. Owners have often assr-rmed that
a highly active market did not \^rarrant any investment or
time and money in good staff, good timing, or good training.
Second or third rate everything, including salaries, has
more often than not been the result in a cultr.rre of chronic
housing shortage. This deficit in thinking and operation is
self-reinforcing toward a high cost in later high turnover
and maintenance. A11 kinds of multiple housing, private,
non-profit, and government usrrally trnderestimate the impor-
tance of the combined effects of the ten aspects listed under
Sys tems -Q.

I

2

3

L;

5

6

7

8

9

1

-62-



PRE -OCCUPANCY I"IANAGEMEM

Q-Inhibitions-2

2 Effective initial operating budgets, especially in social
(assisted) housing tend to be mechanically or ignorantly
underes E imated.

Staff tends to be described, recruited and trained (if at all)
onty for physical jobs, ignoring the major importanace of
cornrnunicating with occupants.

6 Printed materials are often second rate or h?orse, obscure,
tedious, crude, domineering or nagging rather than coumuni-
cating effectively to buiLd attitudes of cooperation among
occupants.

An amazl,ng proportion of housing management personnel need
training in how to talk to people. Past housing shortages
have led to assumptions of lnevitable demand, conducive to
indifference to occupant orientation, attittrdes and interests.

In line roith a sort of crisis psychology, litt1e is done
usually to encourage inform neq, occupants regarding cornmu-
nity resources, management policies and physical maintenance
needs of the development.

9. Move-in scheduling is often done or appears to be done in the
most indifferent, casual or careless manner with resulting
negative effects on occupants. Part of this relates to the
unreliabl.e scheduling of construction.

10. For econornlc reasons, occupants are moved in as early as
possibte, often in the midst of much terminal confusion
of construction. Ihere appears to be a widespread problem
in forcing contractors to complete the last I to 5% of their
specified work. Ttris will often lead to damaged tenant
relations no matter what the reason.

Q-Corrections- 1

Ihe goals and quaLity of management (operaticn or occupancy)
should be well considered in the planning stages, before
design and start of construction. Procedtrres should be
quite fully worked out, personnel hired and trained well
before the first netl occupant moves in. A longer term inves-
tor point of view leads to a policy of sl-ightly more invest-
ment in a good start, which is actuatty a competitive advan-
tage in the longer view.

3,4 15
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PRE - OC CU PANCY },IANAGH"IENT

Q-Correc tions-2

Initial management budgets should give detailed and fu11
attention to social and psychological aspects. This is a
smatl invostment of ma jor val rre.

Sl-lr If rrecds to be caref u1Iy trained in lrow t() spcal( r,ui tlr,
writc to and work with per-r1>le. Rt:srrIts c,'rrr lrr. imprt ssivt'
from only a small cffort in this tlirc.ction.

2

543 I

t Printcd rnaterials should be carefully prepared, revieroed and
tested with an eye to actual cofitrnunication of fact and
tee 1 i ng.

7 Face to face interviewing is of a high order of importance
so that all staff should be trained and supervised in this,
including especially maintenance staff directly responsible
for people (customer) work.

8 Handbooks, and newsletters easy to read, attractive and
genuinely friendly, should provide information abolrt
commnnity, management maintenance and individtral responsibi-
lity. Not, as seen in one caser th{erry Christmas - dontt
forget to pay your rent on timert.

Careful move-in scheduling and staff attenEion tcr have dwellings
fu1ly ready is an excellent investment in long-term goodwill
and better use of community and property. Extra staff dtrring
the move-in period to prepare dwellings, remove trash, set
an adequate standard of appearance in and out of hr.using is
frr1Iy justified in the long-term budget.

10. Delays, completion problems by contractors or beyond control
of owners and management of multiple housing should be ex-
plained to new occupants, as part of building a mutual
trrrst and sense of reasonableness among all parties.

Q-Research- t

Interview, investigate, and report on a number of developments
in each of a smal1 nrrmber of metropolitan areas as to the extent of
staff, time and funds devoted to planning pre-occupancy management.
tltren did Elris planning, recrtritment of personnel and training take
place? What were the results, did they appear worth\^rhile and how
related to the ftrnds invested? How did this rate of expenditure become
determined? In relation to the extent of the housing market? Inter-
view a sample of occupants of saLe housing, public housing, service

9
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PRE.OCCUPANCY MANAGEMEM

Q-Research-2

housing and luxury horrsing as to initial actions by management,
orientatlon, first contacts in the building and conrnunity, work which
was well done by management, ltems which could have been done better
by management. Evaluation of management or o\dnerrs sales personnel
by the occupants of the housing, both positive and negative. From
these test interviews, devetop a means of evaluating plus and minus
occupant attitudes toward management. From test interviews with
managers or executives in sales organizations, evaluate plus and minus
factors in attitudes, preparation and supervision of management
(owner) personnel.

Q- Per formance

Ttre effects of a good program of tenant preparation and rentals,
staff selection and training is difficult to evatuate exactly, but it
is felt that certain measures can make this worthy of performance
evaluation. One is the construction and management of a model or plan
for recruiting and orienting staff, couununlcating with the potential
market, interviews and actual rentals, and then occupant orientation
before, during and shortly after move-in.

Under the head of conununications, there is the quantity and
quallty of printed materials and interviews by staff. In regard to
staff preparation, there is the clear organization of duties, job
descriptions, table or organization, and a general plan for functioning.
A critical measure is the length of rental fill-up period. In some
cases, it has taken one to t\ilo years to fill a new development, whereas,
on the other hand some developments have been fully rented before
completion and the first day of occupancy" Another measure is the extent
of turnover during the first trrro years as a possible indicator of occu-
pant dissatisfaction, partly as a result of poor conununication as well
as external factors and price.

It is felt from the experience of the writer, that a carefuLly
planned preoccupancy program ls an excellent investment in the long
term wel.fare of the cormrunity, the property, and if absentee owned,
the investment of such ordner. Performance here is also e matter of
evaluating social and feeling factors. In spite of intangibles,
measurements in this area are becoming increasingly effective. MoraLe,
knowledge and subsequent actions can be measured on the part of
whole conrnunities.

I
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R- SysEems

R- CO}IPI.ETION OF CONSTRUCTION AT)DIT AND CI,OSINC

This pe.riod may last from three to twelve months after 95 to 99'/"
completion of construction and through first move-in to fu11
or substantial occupancy.

Responsibility to and by sub-contractors

Delay, string-out, - call-back problems

Interference with management and occupancy by completion of
construc t ion.

Extra costs to all parties

Long delay in final payments to contracEors

R- Inhibitions

Delays in completion of even very smal.l items appear to
be increasingly the order of the day with an excessive
cost to all parties. Large amounts of unnecessary time
appear to result from this aspect of frequent dis-
organization of the building industry. Single operation
corporations (some contractors have many) go into
voJ-untary bankruptcy, sub-contractors leave the job
and cannot be forced to return or do so only after great
delay. Supervision by the general contractor is removed,
other jobs are started, executives cannot be reached.

Accounting, paper correspondence, reports and cost of
interesE continue. Analysis of the flow of large building
hrork \,rou1d show a foolishly high cost for this terminal
di sorgani zatior..

1
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COMPLETION OF CONSTRUCTION

R-Corrections

Tighter controls, sanctions, 1egal back-ups often are
needed to obtain prompt co-mpletion of punch-1ists, missing
items, smatl sub-contract wind-up work and clean-up. It
is reported that time penalties in contracts are seldom
enforced. Perhaps they should be, since the long and
frequent delays in these last, relatively sma1l items
are a hea'uy cost to both contractors and or^rners (and
often occupants).

Use of deposits, security, hold-back funds and competent
bonding companies should apparenEly be more widespread and
tightly administered. A11 of these negative aspects appear
closely related to the fragmented, ballooning and collapsible
character of much of the building industry. The more
competent, stable and larger elements often build only for
their own account or in some cases on a cost-plus basis
among organizations that have mutual confidence or inter-
locking interests and controls.

R- Research

In a sample of large developments in several metropolitan
areas, from interviews with ol,rners and builders, estimate the lapsed
Eime for completing the last one to five percent of construction.
How did this relate to occupancy? trltrat extra costs were reportedly
involved in regard to the contractors and wind up of work?

R- Performance

While measurement of performance under this heading is similar
to that of P. CONSTRUCTION, generally, there are nevertheless special
features and problems which frequently appear. Evaluation here would
include the length of time for the last one to five percent of the
development, the extent of nuisances to incoming occupants, the
carrying out of architectts punch-lists for final replacement and
wind-up work. Related to these are the extent of proper control of
final pay-outs to the contractor and architect. There is a great
deal of lost motion in the completion of many nel^r construction jobs,
together with repairs and replacements for items lost, in error or
stolen. So much of this phase of cost appears unnecessary in a well
run job, that it is worthy of special evaluation against a standard
of proper performance.

1
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S -Sy s tcms

S-INITIAL OCCUPANCY

The term is defined here as from first occupant to 95%
occupancy plus the first year.

Reserves from capital are often needed to meet unforseen
cos ts

Occupant example, guidance is most timely

Standards, conrnunication in management have most impact

Mechanical problems, discoveries of shortages and errors,
paving, parking, dust and mud, initial repairs and replace-
ments.

Staff - Training in operation

Establishment of record keeping

Community formation

Communication - newsletter - handbooks - posters
Staff influence and folIow up of initial and
special problems

Manager visibil-ity, role playing and leadership
by residents

S -Inhib itions- 1

This period from first occupant xo 95% or more of occupancy
and the first full year of operation, is often marked by
discovery of deficiencies, repairs and adjustments which
are not repetitive such as balancing heating systems,
cleaning out drains accidentally blocked during construc-
tion, freezing of improperly protected pipes and similar
one-time surprises.

Such extras beyond regular annual operations and budgets
in addition to lacking preparation, are often unbudgeEed.
The importance of estabLishing a pattern of careful
and conrnunicative administration in this first year and
a half is usually underestimated. Hostilities, mis-
understandings, bad patterns by residents and staff are
sometimes deveLope d and are far more difficult and costLy
to undo than to have done right in the first instance,
just before and during their establishment.

1
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INITIAL OCCUPANCY

1

S-Inhibitions-2

These include att,itudes toward each other, Inanagement,
corrnercial, serrrice or public, disposal of wastes,
outer appearance of houses and grounds, maintenance
and improvement of interiors, handling of infotmation
complaints and seruices.

S-Corrections

Supenzision of staff in accordance with ctear,
positive objectives is of central importance.
Sensitivity to formation of a sense of cormrunity,
order, pattern and lines of cormunication is of
much higher importance than often grasped by
minimum management.

Budgets for the first year and a half in the for:n
of a sufficient reserve included in initial capitali-
zation is important to inrnediate corrections of dis-
covered deficiencies. Initial- staff recruitment,
orientation, training and developrnent in action has
a higher cost which should be planned for. Staff
turnover may be higher in the first year or two.

Attention to cormnrnication with residents will be
more fruitful during this ttshake-dorrn cnrise" than
in subsequent years. Home calls right after move-in
and a follow-up in a few weeks is well- worth the
investment, especially where tenant maintenance is
encouraged.

Detailed record systems should be put into pperation,
especially on maintenance of properties. Forms and
procedures should be as simple as possible yet adequate
to spot major problems or changes. Service requests,
work orders, work measurements are valuable records
for surrnarization and evaluation in Large housing
developments.

This is the most crucial period of cornnunity and
attitude formation. The residents wiLl decide much
of the future of the new conmunity. Staff should be
aware of their opportunities and role, use it wisely
to aid in establishment of positive feelings, partici-
pation, healthy process, leadership, decision, new
institutions. The manager has a heavy role whether
he is ahrare of the strength or sense of disaster he
spreads. He should play it \,rith restraint and sensi-
tivity, and hopeftrlly, consciously.

I

a

-69-



INITIAL OCCUPANCY

S -Re search

Interview a sampte of residents in low income and moderate
income housing as to their pre-occupancy orientation and relationship
to initial occupancy experience. Choose devetopments and residents
wlrere occupants moved in during 1966 or 1967. Again, what is the
evaluation of the management role by the residents and the evaluation
of the residents by the management.

S-Performance

This period too has its special- characteristics which are worthy
of measurement in order to describe a proper job for the percent to
which a particular job has been brought. There is skill in scheduling
move-ins, good conrnunication, a minimizing of various nuisances and
an early correction of errors in construction.

Training of the staff in actual operation, supervision for the
carrying out of tasks, establishment of record keeping are part of
this pl'rase. Equally important but much less attended to, is a

deliberate program building a sense of conrnunity and satisfaction in
the housing. This work includes a variety of kinds of cornmunication
through written materials, staff and neighborhood. This period has
extra expenses and special starting problems which are worthy of
extra attention. It may be described as the first year after the
first tenant moves in or up to ninety-five percent occupancy, or
perhaps a slightl-y longer period until- matters are on a fairly routine
and level keel. It is observed that the performance here in many
public and private developments is much less than satisfactory, mostly
unnecessary, and apparently relating to indifference or insufficient
thought and planning at an earlier stage. Sometimes, the background
attitude is simply one of "why bother?rrwhen there appears to be a
good market anyr^ray.

2
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T- Sys tem

T- FULL OPERATI.ON

Comruunity relations
Occupant guidance
Neighborhood morale
Res ident responsibility, goals, otganizations

or adjacent, services, participation"Conununity facilities, in,

Measurement of Conununity -

Livability
Turnover and Replacement
Adaptation and Positive Response to Change
Voluntary Improvement, investment
Vandalism to peopX.e and property
Feeling indicesr positive and negative

T- Inhibit ions - 1

1 Cornmunity Relations: Ttre disturbed , overhostile conununity
can be sensed, seen or measured in various ways. Causative
factors are more difficuLt to evaluate or assign a scale of
weight. High mobility may be both a cause and an effect of
negative feeLings. Acceleration of change, sudden change or
fear of change wilt contribute. Excessive social monotony
on one hand or distance on the other, among different
recognizable groups may cause or bring out existing tensions,
bad construction, sloppy maintenance by olrners or tenants
may be both cause and effect.

Poor conrnunication, exaggeration, rumor, with or without
destructive intent, is one measure of poor conrnunity relations.
The extent of responsibility taken by residents for their own
behavior and property is another significant measure of the
state of morale. The approach of management is often grossly
inadequate in both understanding and performance in regard
to cormunications, role-ptaying, guidance, morale building,
development of resident responsibiLity.

The structure of human attitudes, initiative and responses
is the most real and poroerful force in the conrnunity, even
though intangible.

1
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FULL OI'EIiATION

T-Inhibitions- 2

2" Community facilities for direct service and as part of develop-
ment of a sense of comrnuni-ty, are often inadequately planned
or not at all tn new communities. In addition to the obvious
gathering places of business, schools, playgrounds and stores,
there are many less obvious points of activity and communi-
cation. Smal1 open spaces, vacant 1ots, greeil,Jays, bus
stops, bodies of water, commercial athletic centers, are a1t
part of these communications and informal points o{ con-
gregation, for adults as well as children. In addition there
are neh,er kinds of facilities which stilI get less attention
than deserved such as nursery schools, art centers, theatre
and music centers, free construction playgrounds, multi-
prrrpose facilities, active jtruior museums, a wide range of
opportunities to increase response and responsibility.
These are frequently not given adequate throught in planning
and operation, although in later correction new conrnunities
find and establish many of these informally.

Means of measrrring connnunity viability have not received
mtrch attention in actual administrative processes (though
disctrssed in cultist or esoteric academic publications).
Such means of feed-back to planning and management are doubt-
less low on the value-scale of the culture, brrt in viera of
evidence of tensions, social disorganization and destructive
tendencies, are seri.ously deficient as a real and trsed tool
for further development.

Ttrrnover is one foremost measure of community attitudes.
Internal and external reasons can be differentiated as can
positive and negative causes. Abnormally high turnover
however can often be closely related to poor morale, hos-
tility and poor functioning of community.

Maintenance Recording is often not at a satisfactory level,
or sufficient to sound long term budgeting. Pressures of the
accounts for this year, affluent returns or deficient returns,
often suggest a cutting or elimination of recording as to
just what is happening in maintenance. An investment or long-
term view indicates the value of time analysis of all mainte-
nance work and materials, costs, factors and evaltration.

Replacements are of ten not pl-anned f or, or btrdgeted realisti-
ca1ly. Different accounting methods often reflect tax
objectives rather than accurate description, most serviceable
for operati ons.

l}
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FULL OPERATION

7

T-Inhib itions-3

Resident Responsibility, deLegation, is often underestimated
as a force in multiple housing, new and old conrnunities.
Neglect of this objective has lead to neglect of real
opportunities for work with renters, even in self-help in
painting, ground care and minor repairs. The increase of
rights in property, and widening delegation of such respon-
sibility was a vigorous force in breaking up highly centralized
feudaLism. Antipathy to some chaotic and obstructive present
day resuLts of irresponsible individual ownership has sometimes
led analysis to overlook the positive aspects of some deLe-
gated or partial responsibiLity even among tenants of multiple
houslng and large nerr communities. Cooperative methods and
objectives are often not known or used effectively.

T-Correct ion- l-

1. Community Relations - A people-centered and serving society
should give far more attention to the structure, base and
life of corununity relations than a survival or extractive
oriented culture. Ihese real and often decisive questions
which include feelings and treatment of questions of race,
age, status, mobility, anxiety and alienaticn, should be
built into conceptuatrization, physical plannlng and management
of communities, new housing, suburb, revitalized neighborhood
or new town. Ttrey obviously do not just take care of them-
selves or go away if everyone has enough bathtubs or IV sets.

Conrmunitv Facilities - Outlines and check lists for defining,
measrrring, and evaLuating the physical facilities, their
space, actual and potentiat uses and quaLity or obstacLes,
is a vit.al part of mature guidance of operations. Tfris
includes adjacent spaces used by residents of defined physical
corwnunities, neh, and o1d.

3. Measurement of Community Viability - Development of measures
of health, adjustment, survival value are long overdue.
Why does one neighborhood become hysterical, violent or
flee in the face of slight racial or religious change anC
another adjust and survive, and even flourish? Scales for
measurement and evaluation shoul-d include

(a) turnover and replacement

(b) response to change

(c) physical maintenance, appearance, r^raste, vandalism

2
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FULL OPERATION

(d)

(e)

(f)

(e)

(h)

(i)

(j)

(k)

T-Correc tions-2

evidence of frustration and hostility

acts of personal social disorganization

acts of response, r€-integration

extent of parEicipation in existing instittrtions

formation of new organizations

voluntary r'-mprovement and new investment

emergency or rigidity of leadership and its style

adequacy of the decision making process
and its organizations

in the area

4 Ttrrnover should be carefully anatyzed from time to time by
brief interviews of move-outs and impartial interview in more
depth on a sample basis from time to time. It has been found
that actual grounds for dissatisfaction (apart from externat
physical changes in employment and family) may be obscure
to tlre family or complex and not frankly stated. Va1uable
clues to conrnunity relations and viability can be discovered
by these means.

5. Thororrgh maintenance recording is a vital tool for sorrnd
long-term investment, even though often not seen as profit-
able ln the short rrrn. Analysis can be a real help to
budgeting and policy decisions, resulting in the difference
between control of work and budget and simply chasing erosion
crises. Records of ground work, utilities, painting cycles,
waste disposal, repairs by dwelling unit, will give c1r-res
to present or incipient problems of people or p1ant.

Long term reolacements should be estimated, re-measr-rred from
time to time, budgeted for, seen as a part of the life-cost
(combined construction and operating costs) of the item and
and the total community. Financing programs to aid Iow and
moderate cost and income housing (assisted to Lower original
or operating costs) should take such replacements into accotrnt,
since their omission may sharply increase operating costs.
Example: Coal-fired heating systems had to be continued in
prrblic 1ow rent housing in Philadelphia for years after it
was clear that they r^,ere excessive in cost and that replace-
ment r,oould be highly justified.

6
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T-Corrections-3

Resident'Responsibilitv - Ttris is a frtritful area for improve-
ment in the present inflationary situation, but good at any
time to increase the sense of participation and community,
lower costs, and better maintain the physical plant. The
writer helped to institute programs of tenant interior
painting in Ewo large city housing authoriEies where some
management in each agency was initially dubious or opposed.
Monetary savings were substantial in both cases pltrs believed
improvement in tenant-management relations and other main-
tenance. A garden ceflter and wide program of tenant planting,
embellishment and grounds care, was highly srrccessful in
another development. A carpenter shop with tools resulted
in better fences, furniture repair, toy manufacture, help
to nursery schooLs. A cooperative maintenance sharing and
rebate plan was forestalled by Pearl Harbor. A tenant-
written nerdspaper, town meetings, coruounity council. a1L
appeared to relate to better morale, maintenance and rent
coLlections.

The cooperative method of incorporation, ownership and
management, has been found to result in lower turnover,
maintenance and other operating costs, more responsibiLity,
and in some, more satisfactions, lower costs, a better
conrnunity. This cooperative form, closer to ohrnership than
transient tenancy, appears a strong administrative means
of accomplishing positive housing goals, both social and
f,inancial.

It is hoped that better physical plant (architecture
and motivation by both ctient and architect) can result also,
and should, when more seasoned cooperative sponsor groups
can acquire increased competence in planning, design and
operation, and financial strength.

T-Research- 1

Develop measurements for community viability with both subjective
and objective measurements. these should include turnover and reptace-
ment, adaptation and response to change, extent of voluntary improvement
and investment, or vandaLism and damage to peopLe and property. Indices
of feeling both positive and negative, should be developed in coopera-
tion with the most highly skilled interviewing professionaLs.

Use these measures in several new co,mmunities of varying physical
types and income levels, racial and religious mixtures. List also the
extent of commtrnity facilities in or near these ne\d corrnunities, the
reported extent of their use and feelings about them and the actual
figures on their use.

7
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FULL OPERATION

T-Research-2

Ileastrrcs of social health shor,rld be developed just as much as
lrealth of individrral organisms.

Examine a smaI1 number of large scale developments with conrnon
ownership, rental or cooperative, especially in regard to a recording
o f maintenance \"rork, estimating cost of labor and materials, extent of
management maintenance, extent of occupant maintenance and trends therein.
The Horrsing Assistance Administration within HUD should be able to iden-
tify developments which have the apparently best community morale,
maintenance and rent collect.i.on, as part of posJ tively oriented hor-rsin.e
authorities and also some authorities and projects which appear to have
the poorest conununity relations. Try to identify causes and factors.

T- Per formance- 1

This is a complex and often intangible and difficult to reach
kind of measurement. However, it is real and it exists, and measures
can be rrsed or further developed. The morale of a housing community
is of high importance in its ultimate economic and physical success.
If the morale is poor, such anxieties and hostilities may largely
negate the results of carefrtl financial- work or adequate design and
cons trrrc t ion.

In short, a successful operation must include satisfactory stan-
dards in the social, physical and financiaL areas of measurement. Good
performancc mcans a slrm total of all three of these. This is fel t tcr
be so important that a more detailed outtine follows. These items in
description of a particular housing development or small cormnunity are
only listed herein to give clues as to the scope of surch a study.
Each item requires careful definition and means of measr.rrement. Such
a study worrld inctude interview with management personnel and a valid
sample of occupants.

FACTORS IN EVALUATING I'SUCCESS'I OF A LOI^I-INCOME HOUSING PROJECT

DESCRIPTION

Description of Occupants

Eamily sLze, number and age of adurlts and children
Absence of man
Employment occupation; other source of income; stability of

income

I
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T-Performance-2

Description of Units

Stories, size, storage, number yards, doorways on block or
court

Inter-Pro iect Reactions

Community organizat ions
Facilities, activities, for whom in theory, and who actually
comes?
Informal" meeting placEs
Doorway design, walks, parking and neighbors

Frinee Factors

Character of thrusts in neighborhood
People, services, transportation
Race, income, housing, stores, facilities

II. KEY INIERVIEWS

Neiehborhood Leaders and institutions (a smalL number)

Manaeer nd staff

Tenant reactions to, practices, cormnunication

Housing Authority Policies

Rent changes
Tenant selection
Evictions
Tenant relations to central office
ltlo-way conununica t ions

III. LO - 20% SAI,{PLE

Tenant Interview - purpose, future
Rank factors and number--positive and negative grounds
Neighborhood - as a selective factor
Staff behavior
Authority policy -
Size of development
Neighbors and their relations
Unit and its services
Conrnunity Facilities on project
Mix of sizes of units
Effects of physical design -
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FUI,L OPETIATION

Ob iccti ve Measures
l rr ttover
Maintenance types and costs
Appt:arance:
Vanda I i sm
RcnL collections
Noise and complaints
Cr ime
Social disorganization
Re-nt collections

T-Performance - 3
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11- SCATTERED AR!]A IIIIOSION (URBAN)

[. Physical factors

Traffic
Smog
No ise

U- System

Change of uses
Obsolescence, parking
Open space (unsighEly or

corrosive gape)

Social - visible over-crowding, accelerated rate of
change. Status anxiety, change in groupr 48€, religion,
at a tenslon-producing ternpo.

Economic - lower income groups, lower landlord i-ncome,
decline in maintenance or all three.

Decline in neighborhood morale, sense of community
loss of wi11, fragmentation including negaEive effects
and attitudes by teaders of volunEary associations, small
business ohrners, realtors, institutions. Lessened degree
of organizational effectiveness, decision process, response
positive; action may be absent or vitiated.

U- InhibiEions-

The other side of the coin of new construction of housing and
Iarger communiEies is erosion and decline of old ones. Much light
on planning of new groupings can be shed by analysis, and hopefully
rrnderstanding, of the causes of decay of middle-aged and old urban
residencial areas.

This decay is not inevitable since many urban communities in
tl're world appear to contain forces for regeneration over long periods.
The Uni.ted States appears to have creaEed the fastest obsolescence of
urban areas anywhere, related probably both to Ehe rate of technological
change, social, physical and econo,mic molulity on one hand, and on the
oEher possibly social weaknesses, inherited value systems which
contribute to the rrsandpitil theory of the city, and confusion of
objectives.

The fact is that many neighborhoods and communities disintegraEe
at a rate far faster than only physical obsolescence or r^rear would
indicate.

2
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SCATTERED AREA EROSION

U-Inhibitions-2

1. Ptrysical Factors

a. The automobile, traffic, noise, danger, smog, parking,
desolate appearance of asphalt unrelieved, are often major
first factors in resident dissa-tisfaction wiEh an urban area.

b.
eye

c.
rate

Air pollution, sme11s, smoke, dust, loss of visibility,
irritation is an increasing factor.

Change of uses of br,rildings and land at an exceptional
may speed up decline of morale and maintenance.

d. Obsolescence, change of styles, objectives, and increasing
maint€nane costs may make buildings and land tess desirable.

e. Change in Transporation services

2. Social FacLors

These are measurable indices of social change as distinguished
from the lively inter-actions or failures to act in 4 below.
Included are such measures as:

Change in age groups, failure of normal replacement
and excessive out-migration of young families.

Change in ethnic and religious groups, popularly
believed to lie closely related to oEher changes
listed.

Overcrowding in Ehe same dwellings.

Change in institutions, lessening of services,
quality of services.

Increased social disorganization, crime, delinquency
with mythological exaggeration or pragmatic
sensitivity to such dangers.

3. Economic Factors

Change in quantity, type or pay of employment

Lowering of property values because of previous
factors, lessened demand for housing

Replacement by lower economic groups

a

b

c

d

e

a

b
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U - Inhibitions-3

Change in number, types, services of stores or
of inadequacy of commercial services

fee 1 ings

Availability and competing prices of housing elsewhere,
facilities and attractions of other areas, low down
payments (FIIA-insured) in the suburbs.

Lower landlord income, decline in mainEenance, increased
conversion to smaller dwellings, leading to further
decline in maintenance and appearance, increase of
negative factors.

4. DisinEegration of Social Organization

Decline in neighborhood morale, feelings, expectations

self-worth and familyErosion of sense of community,
goal s

Fragmentation, poor communications, conflict

d

e

f

a

b

c

d Negative vocalization especially by mosE
communicators, realtors, small business,
service workers, as well as residents.

Failure of response, iniEiative,
successful actions.

act ive
c lergy,

Decline of effectiveness of existing organizations,
number of members, activities and participation.

f. new programming,

U- Correction -1

i. Physical Factors

a. Automobile - conErol of traffic and parking, planning
in area and region.and action at effective scale and tempo

b. Air Pollution effective meEropolitan 1aws, action and
wi11, research,
organizations.

action by government and commercial

c. Change of uses
other codes, zoning,
deteriorated uses are

Review and enforcement of housing and
demolition and land banking where
unsound ot uneconomic.
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U-Correc tions-2

d. Obsolescence - Search for new desirable uses or
research and action on processes which will speed up
re-use of buildings or land.

e. Transportation - Firm support of public transportation,
lessen destruction bymodernization, capitalization to

automobile.

2, Social Factors - Improved research, check-1ists, measuremenq,
outlines for self-evaluation of facts and trends. Correction
lies in the democratic process and response to change.

3. Economic Factors

a Chanee in employment - may be necessary. Alternate
new investment and employment can be guided and encouraged
by public policy.

Example: Philadelphia Industrial Development Corporation.

b. Lower Property Vatues - Programs to improve both
neighborhood and houses through city services and agencies,
business and housing occupants self-help and parallel or
joint financial re-investment .

Example: Queen Village, Philadelphia; $75,000, seed money
made possible $300,000 of rehabilitation by a neighborhood-
based non-profit corporaLion, which in turn helped to
induce $1,200,000, of recorded improvements by home owners,
businesses and institutions.

c. Replacement by lower economic groups - Measures of
adjustment, comrunication and economic progress on this
historic highway must be detail-ed, communicated, used.

d. Chanse in Stores - Anal ysis and deliberate acEion as
described under 4 below can speed up iurprovement of existing
stores or aEtraction of new elements.

e. Availabillty of housing elsewhere CompeEition of
neighborhoods is a fact. Existing neighborhoods have many
advantages, often under-used. Like wives, they are Ehere,
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U-Corrections-3

but sometimes could do much better. Location familiarity,
warmth, possiblity of creaEive response are often much
stronger in existing neighborhoods.

Example: West }"lount Airy, Philadelphia, suffered from
serious obsolescence, price decline, white flight after
Negroes moved in. The creation of a neighborsr organization,
good structure of houses and land, improved transportation,
and witl of leadership group, all helped to create a vital
organization, active programs, stimulated the latent housing
market, raised prices, etiminated vacancies, naturally aided
inter-racial and self-regenerating forces.

f. " Conversions - can be halted by code or standards of
physlcal change, and occupancy controlled by public
inspection and enforcement. Landlord income is usually
ample until the last stages of building and neighborhood
disintegration. Some of individual tenant problems can be
helped by landlord fairness, social action under 4 below,
or social services or combination of these and economic
measures such as guaranEeed minimum annual income.

4. Social Organization - This is the primary area for initiating
counter-action, nerd vitality, response and action programs.

a. Establishment of goals, hopes, fumrediate targets.

b. Identify assets and potential of community

c. Improvement of conrnunication

Strengthen existing orgaaizations, add some new wine
to old brew and empty bottles

Positive education, Eraining, publicity

Develop new response, initiative, participation,
leade:lship, decisions, programs, actions.

d

e

t
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SCATTERED EROSION

U-Research

In a small nu.mber of cities, middle neighborhoods .which are
jusE beginning to show signs of erosion should be investigated in
detail on a careful interview basis with residents, businesses and
institutions. A sensitive system of attempting to evaluaEe the real
reasons for neglect by occupants and users, out migration, failure of
new investsment, ideas and actions, should be made. The relative
weights of various negative, social and economic factors should be
developed, tested, and retested in order to develop a viable tool for
use by cities. City planning and development programs can then make
use of such a keen toot in programming their own varied operations and
estimating the benefits from various expenditures.

U- Performance

It is felt that performance of a neighborhood can be studied
and is worthy of evaluation. A pl-anning cormnission, city or
metropolitan should develop keen sensors in order to discover and
measure the beginnings of erosion. Ttre key measurement here lies
in the means of discovery and evaluation of warning signs that a
negative process is beginning. Much research needs to be done on
Ehe acEual origins of slum uranufacture because, unforEunately,
economic and raciaL change which frequently is the most visible
sign of slum formation, may be the end result of a long process
and certainly not the primary cause, although related to later
cond itions .

The evaluation of neighborhood performance at the early stage
of negative indications includes the steps of observation, interview,
assigning of relative welghts to different factors, measurement of
each factor to the extent possible and finally, evaluation of all
informat ion collected.

Some planning corumissions have tried to over-simplify the matt,er
by making vast tables showing the tax assessments by blocks, or
residual vatue of properti-es, or only the number of dilapidated
units, or the age of units. Each one of these factors by itself
may be quite misleading as cl-ues under certain circumstances. This
area of evaluation and seEting up a standard for performance is one
of the least explored in the whole process of developing, using and
rerrsing housing and housing communities.

!
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V-Systems

V.INTERNAL CTI,ANGE OF HOUSING

Change in age of occupant families, size, functions

Change of economic status of occupants.

Mobility of employment, that is, out.

Change in maintenance ski11s.

Lowered maintenance, by choice, lowered income, or
increased

Change in age of people, in attitudes of individuals
in the neighborhood and property, from positive to
indifference or hostility.

Abandonment of 1ots, houses, cofltrnercia1 structures.

Failure of replacement within families and their houses
after aging, illness, death.

Failure of conunercial enterprise to work with occupants,
maintain properties, to re-invest to keep them sound.

V-Inhibitions-1

1. Lack of motivation of families to spend labor,
time or money to do repairs.

2. Lack of knowledge by families of suitable financing
for repair, replacement and improvement. Some who
want repairs are robbed by over-active salesmen and fine
print, or outright fraud.

Lack of abilitv of families to get financing, credit,
capital, or income.

Inadequate housing codes not relevant to actual present
problems.

Weak enforcement of codes, in motivation, corrpution
or under-budgeting.

Lack of capitaL in hands of a unified city housing
department to do necessary work to continue the
justifiable economic Life of housing.

3

4

5
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INTERNAL C}IANGE OF HOUSING

V-Inhibitions-2

Lack of adequate management to connect with tenants,
carry out work, encourage proper maintenance.

High cost of sma1l-scale, irregular, irresponsible,
high overhead, rehabilitation t'industry" of many
sma11 contractors with little credit, few steady
staff, weak estimating, high risk, pressure to
over-charge.

Inadequate 1ega1, economic and administrative means
to assure a steady flow of acquisition of t'anti-
social-" housing and Lots sufficient as a base for
existence of responsible rehabilitation firms.

Inability to relocate families from sub-standard
dwellings reguiring demolition or recorlstruction
(and hence relocation). This clogs and slows
down all enforcement, improvement and saving of the
existing stock of housing. This appears likely to
be an increasing obstacle with the coming housing
crisis.

V-Corrections- 1

Conmunity organization and education programs for
home maintenance, with tenants, occupant and absentee
oh,ners. Stressing of health, safety, sound investment,
comfort, pride.

Neighborhood offices, with materials, programs regarding
avail-able financing as in federally-aided neighborhood
conservation. Title I loans from savings and loan
associations insured by FIIA, informational campaigns
by unified city housing departments.

Low interest programs, (3%) for purchase, reconstruc-
tion or rehabilitation, by means of public or non-
profit acquisition of deteriorating houses in order
to do repairs under control and positive management.

Review and re-drafting of housing codes to be effective
in the present scene.

Leadership, cLear responsibility, targets, proper budget
and staff organization for code enforcement,.

Establish city revolving fund for acquisition of end-
of-the-Iine houses. The investment should be recaptured
by saLe, rent or lease purchase, in connection with a
city tand bank.
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INTERNAL CHANGE OF IIOUSING

V-Corrections-2

Use of neighborhood, district or city non-profit
competent management corporations, rnihere cornrnercial
(short term extractive or investment types) enter-
prise has failed and is seriously injuring the general
wetfare.

Public and non-profit aid to creation of a competent,
reI-iab1e, moderate cost rehabilitation industry
through steady suppLy of short-term capital, proper
writing of standards and specifications, steady
labor supply, adequate flow of acquisition and work.

Establish a city-backed land bank to acquire vacant
she11s and Iots, or substandard occupied dwellings
when they come on the market voluntarily or are
under the harmner of code enforcement. This will
become increasingly necessary in large and medium
cities to acquire, improve and re-use the end
failures of the urban housing system. Such a
program will actually, by re-assembly, have great
economic and social returns and help make viable
the present economic choice system of property use.

10. Use for relocation of families a wide variety of
assisted, owned or controlled housing, new and re-
habilitated, to allow a pipeLine of steady work in
rehabilitation of homes and neighborhoods, incl-uding
scattered of fil-1-in new construction.

V-Research

Midd1e-aged neighborhoods where change is accelerating but has
not reached a leve1 of general decline or stagnation, should be
examined in regard to objective changes. Sa1es, turnover in schools,
lessening of institutional membership, all possible indices should
be obtained for evaluating the actual tempo of decLine in older neigh-
borhoods. This will be a basis for later assignment of investment
by municipaLities, in order to inhibit the directions of such negative
factors in various kinds of neighborhoods with varying degrees of
changing factors.

V-Performance

The census every ten years and the tract and block statistics
which come out much later are not sensitive enough indexes of this
dorrnward phase of neighborhood change and performance. However, it
is clear that much goes on inside of houses which is part of the
deteriorating process, and much of this before external signs of
deterioration appear. Various kinds of clues and measures should be
attempted on a more current basis. The trends in school enrollment

7
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IMTERNAL C}IANGE OF HOUSING

V-Performance-2

arc certainly one. The number of mailboxes and doorbells at the front
door of tenement houses is another set of clues, much of this formerly
rvithout benefit of formal permit and city procedure. Over occupancy
of existing units by sub-letting a room or two is more difficulE to
discover but might be estimated on the basis of smal1 samples.

Other changes might be measured such as trends in Ehe i-ssuance
of food stamps, the number of aged listed with neighborhood institutions,
and signs of external dilapidatiori to houses such as broken windows,
lack of curtains, failure to repair front steps, to paint doors or to
paint brick.

This is an effort to measure the performance of the houses alone
within a neighborhood in relation to changes among their occrrpants and
standards for occupancy and maintenance. It is recognized that such
internal changes of housing may in part be results of other factors
and in themselves may be causes for further neighborhood deterioration.
Factors relating to these causes and effects are worthy of inclusion
as part of the measurement system.

ra
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W-Systems

W-SUBSTITI.JTION OF TYPES OF USE

Obsolete uses apparent or declining such as harness
maker, small stores, stables, loft buildings.

Change of uses, such as foriner smalI stores to gypsy
residences, storage use, other uses which increase
deterioration.

Concentration of unattractive uses, such as junkyards,
paint, trucking, slaughter houses.

Old commercial or industrial buildings changed to rag
and paper collection, storage.

Vacant lots for storage, unsightLy fences.

Institutions begin to abandon an area and their special
purpose buildings further decline, often obtaining much
less desirable residential or other uses.

I,I-Inhibitions

General economic decline of an area leading to
down-grading of uses with a further cycLe of
deterioration of residential- desirability.

Lack of comm-rnity sense, instituti.ons and associa-
tions to resist and expose illegal conversions or
proceduraLly proper attempts to dovm zone properties
(from the residential point of view).

Pressure from the wider area for residentially un-
desirable uses such as junkyards, taprooms, gasoline
stations, cofitrnercial and storage, trucking, nuisance
manufacturing, etc.

Empty old commercial buiLdings because of obesoLescence
or dilapidation available for lowest economic uses.

Increased demolitons by choice or accident with in-
creased vacant parcels, available for residentially
undesirable uses, poor maintenance, nuisances (traslr,
abandoned cars, fire hazards, etc).

Abandonment of an area by institutions, churches,
special schools, city-wide senrices that can
exist elsewhere.

1
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SUBSTITUTIONS OF TYPES OF USE

Injection by special forces of new uses,
or others not harmful to residential use.

W-Corrections

residentia I

Organization of persons with an economic stake in the
community, i.e., business, professionats, insEitutions,
property o\.rners to watch efforts to change uses, legally
or illegally, raise funds, develop procedures to re-
view all efforts at zoning change, resist the undersirable
ones, ExampLe: Queen Village, a formerly declining
part of South Phila. , formed a neighborhood corporation
and association brought together 10 churches, settLement
houses and associations, business, or^,ners and labor.
It now watches all efforts at zoning dornm-grading,
opposed the last L0 cases, won every time. Also got
the 36-bLock area re-planned by the City Planning Com-
mission, Bot the zoning changed from t'heavy industryr'
to residential and groups of neighborhood commercial.

City plans must include locations for residentially
unattractive uses and city ordinances for such include
standards for screening and maintenance.

Where commercial uses in o1d residentiaL areas pre-date
zoning, city ordinanceS, codes and enforcement should
carry out standards for appearance, screening, safety
and maintenance, including controL of smoke, smell,
trash, traffic, noise or. other nuisances. Even though
non-conforming, the comrnerical structure has the con-
tinued right to use but not do unLimited damage to the
neighborhood such as slaughter houses with fI-ies, junk-
yards with rats, storage yards with no screening or
weed control, rag and collection without fire control,
ground holes without drainage, etc.

Most cities need improved ordinances and their enforce-
ment for control and appearance of vacant parcels.
There should be the inclusion of prompt city work after
due notice, followed by an enforcement 1ien, and if
necessary, condemnation and acquisition.

Institutions should develop heightened awareness of
their responsibility for neighborhood maintenance and
ttreir high poLential for leadership in organization,
action and results from relative'l-y small investment of
time, will- and funds.
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SUBSTITI.'TION OF TYPES OF USE

W-Research

A number of fairly deteriorated neighborhoods should be studied
intensiveLy as to non-confor-ring uses, when they started in the present
use, and what factors appear to lead to the change in use within the
substantially residential neighborhood. Along with this, the number
and proportion of empty residential and corunercial buildings should be
reported, along with abandonment of the area by institutions, decline
in organizations and other factors in this near final condition.
These series should be carried back over twenty or thirty years in
order to evaluate the facts and possible reasons for this negative
change.

trI-Performance

Measurement of these changes is important as a total picture and
especially as a trend forming measurement. That is, the number of
dwellings converted frorn single to mu1-tiple use, the number of residences
to whictr small- comrnercial operations have been added, the change in
the use of vacant lots and of cornmercial buildings, are all part of
the picture of decline. Much of this can be estimated by a sidewalk
count. However, it is important to know how many of these changes
have taken place in each of recent years such as over a five year
period. These kinds of measurements are particularly useful in looking
at sub'areas and in designing conservation, rehabilitation, and fill-in
programs. The rate of change should be measured to the extent possible.
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X-Systems

X-INTER-ACTIONS IN DECLINE

After scattered erosion and negative factors,
internat down-grading of housing, and changes of use,
the various changes begin to have a re-inforcing
downward effect on each other. This intermediate
stage in decline then rapidly accel-erates. Down-grading
of residential desirability, commercial uses, appearance,
and abandonment, all proceed increasingly together.
There is a wi.thdrawal of expectations, little new invest-
ment. Out migration increases, sometimes with replacement
by lower economic uses. Institutions and organizations
c.ontinue but cease to attract new persons, ideas or programs.

X-Inh ib itions

The dor,rn-grading proceeds rapidly in this stage and
there is little appearance of counter-actions. Morale
of residents and business is negative and there seem to
be no rallying points.

t

most
then

Mortgage, insurance and real estate organizations are
aware of the tempo and increase it by accepting it,
advertising, repeating and emphasizing it.

Little awareness is shown of intrinsic values in
location, structures, land, architecture, tradition.
American status anxieties, related to personal and group
insecurities, have accentuated this acceptance of decline
of "property valuesrt and accelerated iE in many cases.
Even strong area values, social as well as financial, have
been obscured by the compulsirie neurosis of personal
security and identification based on status.

Heavy financial Losses have sometimes been hasEily
incurred rather than ego losses, I'Iosing facet', although
profits have been high in some aspects of 1-arge turnover
or ethnic and economic uses.

X-Corrections- I

In the intermediate stage of acceLeration of down-grading
and flight, it is most difficult to find positive forces to
ralIy and turn the tide, even when the facts are mostly on
the positive side. Mythology often overturns reality.

However, location and conununication with potentially
positive forces, even during a period largely of fl-ight is
a first action. Sma11 numbers of individuals, business,
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INTER-ACTIONS IN DECLINE

X-Correc tions-2

organizations can usually be located by responsible urban
actionists.

I.Iho budgets time for positive work? Setttement houses
sometime exist. Welfare workers, teachers, school principals,
ministers, doctors, lavryers, sma1l business o\dners, can
sometimes be motivated. However, in the mobile pattern
of American centrifugal frontierism, individuals and small
organizations are more often overwhelmed by the negative
mores and mythology.

Injection of catalytic-type activators, most probably
in many instances, come from metropolitan, city or district
organizations dedicated to, motivated and funded for such
conrnunity planning-otganization-action programs. The City
of Montreal new unified Housing Department (Service dr
Habitation) has a division entitled ttCommunity Animation".
Such activation must work with residents of an aTea,
conrnunicate with all, encourage the positi-ve elements,
describe real opportunities, match local efforEs, not
supersede or direct them.

Effective marriage of city-wide technical competence
able to handle complex planning, financing and operation
of multi-phase improvement programs, with tocal insight,
expectations, and will is a new atea of service in which
few persons have become effective; many more are needed.

Rates of change shouLd be measured for each separate
factor, then viewed together in order to determine strategies.
New techniques of measurement are needed to evaluate negative
forces independently, their tempo, weights in relation to
each other and combined effects.

X-Research

In the same areas studied under Section Y, add a section to the
study of observable defects of deteriorated conrnercial properties on
residential uses, abandoned or badly dilapidated residenEial uses on
remaining homes in each block; lack of zoning enforcement, appearance
of trash, and estimate negative effects of each change on the rate of
change of each other factor. These studies should apply to small but
intensively surveyed areas of perhaps twelve to twenty blocks each.
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INTERACTIONS AND DECLINE

X-Performance

The key measurement here is the retating of housing changes to
changes in use, abandonment and obvious dilapidation. The rate of
change of these different major factors, when placed side by side, will
indicate the continuing path of the inrnediate future and cast light
on the scale necessary to reverse the trend.

Here, objective measures may include the amount of play in
streets, adequate performance standards for the collection of trash,
and garbage, the rate of tenant turnover, the loss of occupant oluners
and other measures of each of the major factors involved in the vigorous
but negative interactions which take place near the end of the dornnward
1ine.

aa
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Y-Systems

Y-GENERAL DECT-INE

This is a condition of decline of all or most factors,
whcre inEeractions of Section X have set in heavily. The
character of such stagnant and pervasively declining areas
is marked by such factors as these:

Little or no new investment, particularly
residential.

Bottom prices or no market at all for residential
properties.

Tax delinquency increase.

Increasing conversions of structures to more
congested uses, higher inmrediate returns to
owners, with greater conrnunity damage.

Actual" abandonment.

Withdrawal of property insurance.

Withdralua1 of mortgage funds.

Purchase only by specutators or "slumlords"

Many lowest economic uses of old conunercial
structures with highest effect on residential
undesirability.

Y-Inhibitions-1

This sEage is dead bottom or close to it. There is little
or no input, regeneration, fresh investment or ne\n/ construc-
tion. Those most anxious to flee have left, those who remain
endure. Lowest housing uses have the old, the sick, the
poorest, the most crowded. Time wears down the buildings
and the people, dil-apidation and abandonment slowly increase.

No will to positive action appears by individuals,
otganizations or local Bovernment. Associations, where they
continue to exist, are of the elderly or for intensified
competition for waning presEige. Instead of positive nevr
growth, there is sometimes the most bitEer, negative scramble
for remaining crumbs of power, infLuence, attention or economic
advantage. Corrnercial elements are indifferent to the stagnant
neighborhood; the most extractive seek only short-term gains,
or others are coasting such as the little stores of the e1der1y.
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GENIIII.AI, DECLINE

Y- lnhibitions-2

Where positive elements exist, as a specialized cormnercial
bLock serving the region, an art center serving the city,
a church with its ethnically narrow membership, it tries
to operate in isolation.

Withdrawal of mortgage funds and insurance is one of
thc most deadly kinds of abandonment. A well-built large
I-rouse canrrot be mortgaged here by a young couple even at
a price, say, of $6,000 but a $15,000 house in a suburb
can with only a few hundred dollars dourn. This is the coup-
de-grace that insures onLy sLum use by speculators and
multiple property owners who at one recent period expected
to return their capital in two to four years. At this
rate of return for such investmenE there seerns to be con-
siderable capital.

Another characteristic of this end of the line is
the inability of owners to seI1 the most dilapidated
properties at all. Since abandonment is faced between
code enforcement on one hand, lack of or unwilLingness of
capital to furnish new investment, even while taxes and
costs of even boarding up continue, o\^rners become ready to
give the properties to a public or non-profit agency.
Income-tax deductibility helps this new-found generosity.

Y-Corrections

The first step in correction and start of improvement
in such an area is an act of wil1, the decision to do
something about it. Some body or some organization has to
makc this decision.

Second step is review of all factors, trends costs,
tempo, with analysis and evaluation.

Third step is establ-ishment of preliminary hypothesis
for short-term steps (one to two years) and long-term
steps (three to six years). Quantities, sequence, weights,
interactions of new inputs are estimated and a target
action program outlined.

Fourth is the assembling of forces in, near or out of
the area who will agree to carry out new programs.

Fifth is the financial dimension for initiation, testing
feed-back, goal establishment and revision, flow of funds
for staging of varied programs. Personnel, administration,
control measures, reporting within conununications without,
are vital parts of the operational phase, plus especially
constructive involvenent to a maximum of all possible
positive elements in the area.
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GENERAL DECLINE

Y-Re search

Select several other areas in the most stagnant condition in
scveral cities but also largely built up, largely residential and
largely occupied. Eval-uate the extreme condition of the various
factors listed under "systemst' herein, such as little new investment,
increase of tax delinquency, extent of residential conversions, and
actual abandonment, difficulty in obtaining insurance, and mortgage
funds and the nature of property transactions and their purchasers.

Y-Performance

Among the principal measures of this phase of the distingration
of former conum:nities and uses, is the absence of new investment or
construction. Such an area will show almost no permits for new con-
struction and relatively few for improvement or enlargement. The
majority of permits will be for sub-division of existing residential
units and most likely the down-grading of comnercial units. Requests
for zoning variance in such bottom neighborhoods vri1l also give an
indication that the urban area as a whole regards this near corpse
as having no powers or resistence, and ripe for any of the most unlovely
aspects of urban civilization such as junkyards, slaughter houses,
and the most unattractive varieties of industrial and conrnercial uses.

Other measures are the prices of houses for sale, the extent of
abandonment and boarding up and lack of rehabilitation or purchase
even for speculation, the wiLlingness of slum lords to dump their
properties by any means, the extent of tax delinquency, and Ehe
general withdrawal of property insurance and mortgage funds.
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Z -Systems

Z-RE-ASSIilBLY & NEI^I TNPUT

1. Random Conunercial Investment

Conunercial Investment with planned assembly for
re-sa1e or assembly for Development.

Government Re-Assembly by t'Urban Renewat"
Pre-p1an speculation by commercial elements
Go back to A with heavy demol-ition
Plan preparation, goal-s, factors, tempo, money, cadre
Condemnation often doubLes prices
Price deflati-on or inflation of all factors
Speed up of abandonment during several years of
planning, clearance, re-assembl-y by special
organizations

Consumer Re-Assembly

Policy Questions

a. Land Banking policies for extended acquisition
b. Leaseback of land, more controls than zoning,

to continue viability
c. Tremendous delay and special costs of all types
d. Great public cost vs. benefits
e. Diversion to powerful politicaL and economic

establ.ishments, l-east in need of subsidy or
new input

f. Creation of special instruments, non-profit
Corporations, varied roles, 2 & 3 and 4 above.

g. Proper and varied roles of 2,3 and 4 above and
their combinations.

h. Role of value systems of society, housing and
wide-spectrum neighborhoods for all vs. automobiles,
gadgets, education, military, display and cosmetics,
high pressured consumer goods, travel and mobility,
welfare, heal-th and social investment.

i. What will it take to make cities work, produce
and keep enough adequate housing at all levels,
meet the costs, keep the program and culture
politically and economically viable?

2
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RII-ASSEMBI.Y & NIIId INPUT

Z -Inhibitions- l

Random New Input - New input without plan or special
organization and effort may happen in parts of a stag-
nant area for reasons not related to the area except
bottom prices. A junk and antique section may grow, a
grouping of related stores, a large corunercial operation
looking only for the lowest priced space. People
migrations may lean toward elderly or skid row, welfare
families, transient Iabor, or the curious combination
of real and would-be artists, students, dropouts,
floaters, coffee-houses, nmsic and crafts. But such
coalitions without plan or economic strength and
lasting power at scale seldom re-direct the character
of the total neighborhood at a significant rate of
change. The major inhibitions Eo effective re-assembLy
are lack of sufficient will, forces, plans, funds and
staged programs.

Pl-anned Conrnercial Investment of sufficient scale and
tempo. Commercial enterprise may visuaLLze a re-assembly
for a vigorous and profitable nehl use. However, there
are usually at least these factors in operation:

More profitable operations elsewhere, especially
on vacant land and in suburbs; (different from
tax benefits to cii:y, social and employment
benefits, built in efficiences to the whole
economy).

Inabil-ity to do secret assembly of land, the
usual rise of asking prices, lack of power of
condemnation of ho.l-douts ;

Need for substantial- amounts of capital and
credit over a long period;

Too long a period before new capital begins to
pay a comparabLe return;

Difficulty in relocating occupants related to
past experience;

Continued social disorder all around proposed
plan area;

Insufficiency of city senrices or delayed timing
in related improvements in streets, parking,
lighting etc.

1
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RE-ASSM,IBLY & NEhI INPUT

Z -Inhibi tions -2

3 Government Re-Assemblv - Enough federally-aided
renewal has been done to serve as a base for facts
and evaluation. Among the major inhibitions, beside
lirnits on federal funds, are these:

Lack of knowledge or clarity on federal-
loca1 procedures for planning, authorizi-rrg,
assembling, c1-earing and selling land for
development;

Lack of locaI funds to match federal write-
dourn assistance;

Rapid inflation in land prices through con-
demnation or otherwise;

Tremendous time taken for planning and acqui-
sition procedures, lack of clear time-targets
and controls for scheduling for the many steps
in the processing;

e Speed up of abandonment of properties and
increased diLapidation on one hand, damage
and decline over the 1-ong planning period,
interest costs and price infl-ation to the
government agency on the other;

Capture of redevelopment processes by the most
powerful conrnercial, financial and industrial
elements which actually need the write-dorrm on
land price the Least.

4. Consumer-Oriented Re-Assemblv - While broad cornrnuni ty
and neighborhood participation is desirable and adds
many strengths, there are aLso handicaps frequently met:

Difficulty in agreeing on poLicy, based on
facts and achievable programs;

Lack of knowledge of reaL choices, after
weighing problems and opportunities.

Need for individual competence and self-
direction for groups to function, as comnittees,
staff, boards and associations to bridge from
motivation to plan to action;

Need for time and experience in working
together to carry out programs effectively;
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RE-ASSB,TBLY & NEI^I INPUT

Z -Inhibitions-3

4. Consumer-OrienEed -Assemblv Contrd

Difficulties in raising capital and credit;

Lack of properly motivated and competent
personnel professional and voluntary for
continued, rmrlti-phase programs combining
work with people, money and properties;
difficulty in finding, training and hold-
ing such people with necessary abilities.

5. Policy Questions

Short-term small scale tl-rinking tends to dominate
the field of reactionsr research and actions. The
large proportion of smal-1 private properties tends
to color thought, in contrast to the easily recog-
nizabLe large scale of major industry, transporta-
tion questions, public investment in mi1itary, space,
education-wel-fare, and foreign policy programs.

There is urgent need to look at housing, devel-opment
and redevelopment questions at scale and at tempo in
the economic , social value, administrative aspects
as a maior aspect of society and its economy, not a

littIe game of t'playing housett.

Z-Corrections-1

Randorn New Input

The total of dccidental or small new actions and invest-
ments in a stagnant urban area can have rmrch greater
result when guided by an area plan. Even if no programs
by government, non-profit or other specially purposed
organizations follow at once, the creation of an
approved plan can be a positive force for shaping some
of the individual decisions as they take pLace.

2. Planned Conunercial Invgstment

A unified city administration of planning and development
can give better aid to cornmercial interests seeking to
launch substantial new investments. Some leaders in
commercial investment are creating vigorous thrusts in
developing new city cores. Place Vi1le-Marie in Montreal
is an outstanding example. But most of the strongest
financial elements in the United States have sought to
use Ioca1 government powers of condemnation and federal
funds for write-dornm of land costs in order to make
massive nerv cornmercial planned inputs.

e
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RE-ASSL'MBLY & NEW INPUT

Z -Corrections-2

Greater profitability is no secret as a motive,
and is useful trut has not decisively attracted
comrnercial enterprise into revitalization of otder,
complex areas, as compared with the mushrooming
investment in suburban shopping centers.

3. Government Reassembly

A total capital budgeting over at least a

six or eight year period, both locally and
federally, is needed to evaluate the total
policies shornm in the listing of all the parts.
The conscious achievement of balance of the
various investrnents of renewal- in transportation,
center city, large comnercial, governmental,
industrial, luxury-priced housing vs. neighborhood
revitalization, mocierate-priced and assisted
housing, can then be seen in better perspective.
Too much of renewal has been seen only project
by project, with too little attention to policy
of input as seen in toto.

Greater flexibility in recognit,ion of Ioca1
non-cash participation elements may enable
limited loca1 revenues to stretch further.

Condemnation procedures and relation of purchase
prices to previous market costs should be analyzed
for streamlining, tight administrative controls,
and reduction of payments to absentee investors
in particular. Advance buying by speculaLors
from inside tips should especially be controtled.

The results of any scheduling certainly appear
de minimis. Systems for time planning, supervision
and foIlow-up would certainly seem to be in order
to judge from the usuaL times of four to six years
and sometimes ten years before completion of
renewal "projectsr'.

e Good maintenance and occupancy of residential and
commercial properties, and appearance of publicly
acquired vacant Land would appear to be high on
the l-ist of responsibil-ities by loca1 redevelopment
authorities to minimize economic loss and damage
to adjacent properties and area. llaintenance has
often been poor to bad, whereas it should be better
than the surrounding depressed area to which it
should be an exampl-e.

a

b

c

d
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RE-ASSE},IBLY & NEI^I INPUT

Z-Corrections-3

Analyses of social and economic benefit, with
public exposure to active citizen advisory or
concerned groups, should help guide pubtic policy
toward the areas of greatest social return. If
renewal aids are to go in some measure to already
strongest etements, decisions should be made on
the basis of stated and known objectives and
expected results.

4 Consumer-Orien d Re-Assemblv

The process of poLicy formaEion shoul-d be outlined
by locaL agencies of government to aid service-
oriented organizations .

Workshops, printed materiaLs, candid reviews of
a1-1 programs and choices, should be held increas-
ingly by seasoned professionals from finance,
government and construction.

c Personnel for this work needs increased recruiting
and training in service and in universities.
Formal training hardly exists for such work, in-
cluding consumer-oriented housing finance, planning,
devel-opment and management.

Action is the greatest teacher (if the participants
wish to learn). Only more and vigorous action,
efforts and mistakes, training and experience in
group process can speed up the operation of new
service -oriented organizations .

e Personnel with some motivation, potential competence,
must be sought, oriented, recruited and largely
trained on the job at this time.

5. Policy Questions

Broad economic-historical research can outline the
dimensions of inadequacies of capital flow into housing,
differing relations to actual need and effective demand.
The roLe of housing and development in new or old areas
to the gross national product, employment and insEa-
bilities of the economy in its past and present
business cycles can be outlined. This can help change
thinking from smalL-scaIe, short-term to the actual
bulk importance of IIARD.

Broad and varied land banking is needed to counter
the constipating effects of speculation, withholding

f

a

b

d
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RE-ASSM,IBLY & NEI^I INPUT

a

c

e

b

Z-Cotrections-4

and other than use motivated ownership of 1and.

Cities will increasingly benefit by leasing land
for development, not selling it and facing re-
development again. Cities will- need to capture
possible surpluses from price inflation of land.

The actual costs and benefits of renewal- need
candid, competent, objective evaluation, including
the lengthy delays, many kinds of damage as r^rell
as obvious and secondary benefits. Where will the
government. i.e., the public get the greatest bang
for the buck?

What is in the public, total interest for balance
in distribution of redevelopment aids and benefits?
Air rights over sick railroads for privately operated
sports stadiums? Large pipeline housing rehabili-
tation for low or moderate income families? l,uxury
housing or government office buildings? The list
is 1ong. Neutral evaluation is needed outside of
the present largely cLosed, self-perpetuating
system of federal and locaL legislation, politicking,
decisions and awards.

New instruments arr: sometimes most effective for
new thrusts. Special recording and evaluation of
such new corporate, non-profit and se:rrice efforts
should receive high priority even though the
number and quantitative impact may be sma11. Their
catalytic effect may be great and growing. The
trair-roots of a mature tree are only one-tenth of
one percent of the total volume yet the most vital
and critical, exploratory elemenE for new sustenance.

The question shoul-d soon be raised and must be
ultimately, as to what proportion of national resources
should be allocated to housing and related devetop-
ment, what types of housing, where, at what cost
and price and in relation to the rest of the con-
struction industry. If present inherited conditions
do not aIlow it to function adequately in quantiLy,
quality, price or location, or at least some major
parts of it, then what changes should be induced
in conunercial, government and consumer-service
sec tors ?

d

t
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RE-ASSEMBI,Y & NEI,J INPUT

Z-Correc tions-5

If the choice sector of ttre economy cannot function
adequately, or functions rnore and morc poorly in
housing, some parts of new and more cffcctj-ve
mechanisms and combinations may have to be invented
to allow use of the technology already available,
to a1Iow corrnercial enterprise, goverrunent aids,
localities and individuals to take more and better
parts in solving the rising inadequacies of finance,
construction and operation of housing.

Around the questions of housing are the frameworks
of pl-anning and decision making for the total
environment. Use of land among many uses, since
there is no longer an unlimited frontier, will
have to be examined and weighed far more closely
as the United States approaches a population of
400,000,000 by Ehe year 2000 (the battl-e between
passion and the "pi11r'), North America approaches
half a billion, and the hemisphere one bil1ion.

National pol-icy for urbanization, densities, uses
of land can no longer be left to accident, shorE-
term maximum extractions, localized interesE,
conflicts or fantasy. There will need to be
national policy openly arrived at to include use
of land, urban development, location of new invest-
ment and employment, as well as housing and related
facilities.

Z-Research -1

Setect a sma1l number of areas which have had substantial renewal
with varying in-put of governmenE funds and without government funds.
It is meant here to exclude the top price areas such as Georgetown
and Washington, D.C. In Philadel-phia, the Powelton area, the West Mt.
Airy area and the Queen Village area are three r+here there has been
little or no direct investment of massive government funds, but rather
a strong act of will and organization to redirect and reintegrate these
areas. Neighborhood conservation areas with public funds such as under
the fairly recent neighborhood conservation program with Section 221(h)
funds, loans and grants for rehabilitation and purchase and new in-put
of FIIA insurance conrniEments should be selected also for study. This
study might be conducted simultaneously in two or three areas of five
or six cities with the same basic list of factors and estimate of
r"reight and ranking of new in-puts and their effect upon reassembly.
Massive clearance by Redevelopment is not included in this section.

A similar kind of new investment worrld be pl.anned comnercial
investment of fairly substantial scale and tempo where reassembly of
blighted parcels in blighted neighborhoods has taken ptacc both with
and without massive goverrunent intervention.

I

h
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GEMRAL HOUSING RESEARCH MEDED AS A BASIS FOR
EVALUATING USE OF PERFOR},IANCE STANDARDS

The following observations on general research needs and opportunities
aII relate to establishment of a performance base for measuring and evalua-
ting results in the development process" However, they are hert grouped
together in a section with a general approach to rcsearch needs to aid in
showing their relationships to each other and in t.oto. It is felt ttrat
these areas of informat,ion and structure of fact,s to support theory are
essential Eo creation of an effective tool- through use of performance goals,
measurementrcomparison, ranking, and u1timatety action at the scaLe of the
growing problems.

I. GEOGRAPHICAL AREAS

It is suggested that the nation be divided for purposes of housing
research at this time into only about four regions; the l"liddle Atlantic,
the South, the },tiddle West, and the Far l{est" Other extreme variations in
mountain and desert, northern forest or upper New England, are much more
specialized and less generally significant.

II. SIZE OF }MTROPOLITAII AREAS

At least one or two r:f the largest metropolitan areas should be selected
in each region for much of the survey work" Three or four medium sized
metropolitan areas are needed in each region, and by way of contrast, tvro
or three quite smal1 ones, under 100,000 populationn

III. TYPES OF PHYSICAL CONSTRUCTION

Single house groupings should be setected in each sample where more than
two hundred houses harre been butlt in a single year; by way of contrast, one
or two medium groups of single houses, that is, perhaps fifry to ninety-nine
houses in one year, and one or two smal-l groups of singles under fifty" In
addition, large garden apartment groupings should be selected; thaE is, one
hundred to two hundred in a singLe year, an elevator apartment or two of a
hundred or more units; axld where possible, what might be called a combined
development. This is not quite a new town but certainly a larger aggregaEion
of residentiaL land basically, perhaps combining single and multiple dwell-
ings with some commercial and possible industrial development.

For the most comprehensive of surveys, this would give about a dozen
new developments in each of four regions. llany of the sur:veys can be made
of a smaller sampl-e. The most basic analysis begins with a detailed
breakdown of cost estimates of new construction or large scale rehabilitation
across some such sample as registered above. Each major element should be
broken down in as much detail as possibte as to the actual on-site cost.s
of each factor, including labor:, materials, transportation,1and, land
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development, off-sire facilities, supervision, indirect overhead and profit
and inEerest. This has been done before, but it is worth bringing up to
date to see if the proporEions harre changed significantly from a good group
or studies done by the National Housing Administrat,ion around 1950, up Eo
1960 and to daEe. The trends in themselves might give importanE indications.

IV. INTERACTIONS OF COST REDUCTION

The next. important stage is to estimate the overall effect of reduc-
tions, such as ten, twenty, or thirty percent in each of the major cost
items above and as they apply to various types and locations of housing.
While this is speculative, it does help to indicate the outlines for targets
to be sought.

A next important study is the effects of reducing time drastically by
ten, twenty-five or fifty percent for construction. This relates to the
studics outlined above and these should be made in further collaboration
with a sma11 number of sophisticated builders and architects and accountanti;
for builders.

v. THE ROLE OF LOCAL GOyERNMEM IN ZONING, CODES AtiID PROCEDURES

This should be exarnined in the same localities, including issuance of
permits, inspections or in any other relationship which can be exanined
through flow charts, systems analysis and detailed time and cost analyses
of every step, change and del-ay. This has certainly been pointed to over
and over by builders, and every effort should be made Eo separate it from
some of the intrinsic problems in finance and construction.

VI. ORGANIZATION OF THE I}IDUSTRY

The number of residential builders of varying sizes in each area and
initiating orgaaizations and their proportion of work should be carefully
analyzed. It is felt that this is one of Ehe major aspects of restriction
on the building industry" After the basic facts are assembled (and many
of them are nor^r arrailable in one form or another) there can be intensive
review with financing organizations and sophisticated builders to look at
possible paths ahead for better organization of builders. Not only size is
involved, but the relationship of various element,s in the industry with
each other, particularly where there are interlocking relations, controls and
ownerships. Such factors as advance land buying, control of material sup-
pliers, block buying and any other advantages should be examined under this
heading.

VII" DESIGN OF COMPONENTS AND SYSTEMS

A conference t/as held in August,1967, in Copenhagen, by the United
Nations, and it is reported that the proceedings have recently been released
on this conference" Many partial exaninations have been done on this tech-
nical question. It is felt by the writer that Lhe Eechnology is way ahead
of the economic and organizational. system in this country, so that the tech-
nology alone is the least profitable area of research.
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VIII. COST II{ OPERATION

The starting point here is the cyclical cost of re'pair and replacement,
utilities, wear-and-tear, and the appearance of groups of housing, especi-
alty tow-cost housing, both public and private. Analysis of trends and
factors and rising costs of operation can be done in detail for various
typcs of conununities. Physical costs are referred to herein, but underlying
social reasons for many of the costs should be studied too.

IX. LIFE COSTS OF PROJECTS

A further concept would be the proper relating of capital cost, interest
and principal payments, operating and management costs, so as to produce a
total cost per year per unit, per room, per person housed, for the estimated
life of the building. This life cost is a total concept which puts into the
s€rme equation a high or lower capitat cosE, with a higher or lower operating,
cost.

X. SOCIAL COSTS RELATED TO OTHER COSTS

One of the least explored areas is an attempt to reduce actual and
observed social costs to dotlar and physicaL measurements. It is felt that
a tool can be devised to reLate turnover, bad occupant morale, poor coflrmuni-
cat.ion between management or owners or occupants, hostility arnong occupants
or between occupants and adjacent neighborhoods, to economic costs as well
as estimates of psychic damage to those invoLved, rnf,ffifopment of per-
sonality, famity life and citizenship.

These are of course closely retated to actual cost of operaEion and life
cost of the physical- properties. Other social damages may be hard to pLace
a dollar sign on, since they are heavily involved with deficiencies in edu-
cation, physical heal-th, wetfare and social organization. However, an
approach to such a tool should be tried in order to highlight all of these
costs, even though not exactl,y measurable.

XI. FLOI^I 0F CAPITAL

A central question in all problems of cost and performance standards
is the flow of construction and mortgage financing" The volume, regularity
and flow of this el-ement underl-ies the organization or disorganization of
the industry, its frequently poor management and tremendous variability,
wiEh high overhead, bankrupticies, and withdrawals from the industry. These
economic studies are absolutely essential- to the formation of national policy
and the necessary setting of effective nationaL goals.

XII. THE NATURE OF SLIIMS

t{hile there has been nruch talk about deteriorated people and deteri-
orat.ed properties, it is felt that Iittle carefut anaLysis has been done
as to the actuaL generation and the weight of various factors in accelera-
tion of decline of older areas. Many of them are obvious but they need to
be put together like all the pieces on the chess board.
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This is an important area for study, but perhaps not as important as
the central question of the sheer quantity of housing over the next decade.
Quantity of ner,r housing will depend upon assembly of land and the flow of
capiEal, the national policy on atlocation of resources which becomes a
political quesEion. A11 of these, it is felt, will be para$ount over
the question of the nature of stums, since outside pressure may increase
the slum conditions in some areas and may increase rehabilitation of others.
These large economic tides in the near future and a probably growing
general housing shortage seem much more timely and weighty than the problems
of slow erosion.

XIII. INVENTORY OF HOUSII{G

Knowledge of the metropolitan housing sEock will become increasingly
important to Ehe formation of policy. The extent of city housing inventory,
machine recorded or otherwise; the nature of tax records; record keeping by
code enforcement organlzations; and entries of all changes for the entire
metropolitan area and lts municipal jurisdictions, will become increasingly
important. Research and analysis of performance standards should include
Ehis phase of understanding of the problems of quantity and quality of
housing.

XIV. THE METROPOLITAN DIMENSION

fn addition to the extent of housing statistics and imrentory keeping,
there is the problem of land inventory by acre, parceL, zoning, utility
service, recent sale transaction and present use. With increasing use of
complrters, it should be possibl-e for regional planning organizations to
have easily avaitable for publlc and private use, more and more information
wtrich shoutd guide actual development and the formation of policy by indi-
vidual local governments and by metropolitan governments. This will aid
in giving knowledge of advance purchases by speculators, land developers
and builders, as well- as government agencies and all types of public and
private use.

xv METHODS OF RXSEARCH

The most useful kind of information gathering here will be smalt cadres
of top quality research teans in each of the regions, supervising fact-
gathering in the selected metropol-itan areas. Depth interviews with a smal1
sample of individuals, builders, service housing otganLzations and loca1
government agencies will be worth more than collection of a vast mass of
materials, except in regard to the large economic flows into housing and
the total nature of the building industry. For most of the survey.s it is
felt that personat interviews and recording, together with mail collections,
will be the most fruitful.

Fl.ow charts of the process will have some use i.n part of the analysis.
Since, however, the main problem in the future is seen as the total supply
of housing, as welt as cost and quatity, certain aspects have not received
heavy attention in this analysis up to this point. For instance, Ehe role
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of the reattor as a gate keeper is cerEainly important to local attitude
formation and the guidance of various kinds of families toward or away
from various kinds of choices. However, in the total problem of economic
deveLopment and the improvement of organization and administration in the
building industry, this rol-e of the smal-t facilitator is seen as less im-
port.ant although certainly affecting some of the other choices made.

Some of the surveys should be made through national organizations such
as the Home BuiLders, architects and planners. These could be mail samples
made within the organization itself, with the blessing of leaders and staff.

Part of the assembl-y and review of standards is desk work from large
materials already mostly on hand" The Departuent of Conrnerce and the
Department of Labor, state departments and major city governments should
have many of the materials already gathered, hopefully in somewhat comparable
form. If they are not, this knowledge of absence of data will also be heLp.'
ful in building the body of information that will point to adequate policy
formation.

However, some of the most basic understanding will rise from competent
depth intenriews and anaLyses of actuat buil-ding operations, be they groups
of single homes for sate, public housing projects, moderate income or other
private multiple developments. Carrying some of the same developments
through original cost in terms of quantities, man hours and as many identif:.-
able costs as possibLe, to present operations and the interrelations between
operating and originat cost, wiLl be helpfut in establishing the criteria,
check 1ists, and procedures for such valid comparisons and weighing of factors.

Perhaps one of the major contributions by a comprehensive methodology
would be devising new tools for estimating social relations and physical
cost. It is felt that this can be done, as well as that it should be done.
Included in this phase, basically of operations, should be the listing of
'rsociat needsrr as stated in the ori ginal HUD letter to the National Bureau
of Standards, incLuded in this report.*. This should include such factors as
privacy for the indivi-dual within the faniLy, which relates to size of
rooms or dormitory units, number and design of sanitary facilities, nrmrber
of bedrooms, number and tocation of storage spaces, the need for individual-
ization in housing and yards which affects the selection of paint colors,
the potential extent of seLf-help, the factors in group living which tow-
income families are albwed or encouraged to take responsibility for.

However, there is one basic danger in the entlre approach of this
research effort" The original letter discusses low rent housing over and
over again" One of the greatest costs and mistakes of the entire legislative
and progr€rm assumptions of the last 30 years is that we can move from
projectitis to programitis, that is, sorting people out by thin slices of
the conmunity rather than looking at the viability of the whol-e corrnunity.

:k See Volume One.
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The first assumption thaE low-income famil-ies shoutd be housed sepa-
rately is probably erroneous. There is a certain asrount of self-ctustering
of families and choice by price of houses, including the ctroices of the
middle and upper income groups. However, it is felt that all government
progr.ms shoutd have greater flextbility, reach a wider range of income
groups and families of various backgrounds to share strengths and weak-
nesses, to learn to interact, and to buil-d a viable conrnunity acrid diversity.
This ls the path which this pluralistic nation must find" The increasing
econornic segregation by government progran may be a disastrous segmentation,
with increase of hostility, loss of couununication and ultimately increased
separation of various deep kinds.

It may be argued that a certain a$ount of differentiation is valuable
for incentive of individuals and families, that difference is inevitable
and desirable, in fact, and that it makes for a richer coumrunity" A11 of
this may be true in varying degrees, but Ehe increasing sorting out by rigid
thin-slice prograns may be one of the greatest possibLe danages to the
social structure, with resulting higher cost and poorer performance by all
types of new housing, .and rehabilltated or older housing.

It can be increasingly seen that most of the problems in housi.ng are
not- those actually of the bricks and mortar, but first in the attitudes of
people, the organization and movement of people; so much so that it can be
said, and it is observed by the writer, that the directions and forces of
people are.in a ratio of t0 to 1 over the physical environment. The writer
has observed this in dozens and perhaps hundreds of different kinds of
developments and conrnunitles "

The second major aspect is that of the underlying economics, which
appear to totally override the problems of actual physical construction of
the buildings. It is fe1t, therefore, that performance standards should in
no case be lfunited only to the physical structures, but as it is believed
to be outl-ined herein, should encorrpass the total conception , financing,
con6truction, and life operation of whote cormrunities of different kinds
of houses and people.

i
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IN'I ITODUCTION

The space standards pr<-rposr:d in this report are derived from a careful

analysis of the best lmorvledge of the subject developed to date. In developing

them, consideration has been given to three types of inlormation tturt is

available, namely (1) other standards that have been usecl in the'past.

particularly those that have been developed by various code authorities,

(2\ former regearch work that has been doae in the field of space use in

drvellings. and (3) other reports concerned with the responses of families to

their hous ing accommodations.

Particular effort has been made to adjust the proposed standards fo the

specific needs of the lorr-income group; however, this attempt tras been

handicapped by the fact that there is not too much factual information on the

living h:rbits and family possessions of this segment of the population. For

this reason. some arbitrary decisions trad to be made, but these decisions

were based on the best kmowledge available, tempered by the e:iperience and

judgment of the writers.



I. SPACH S.I.ANDARDS ].d)IT I,(]W-INC]OMIi IIOUSING

Iixples,s ion of Sllace Stanclartls

'I'herrr arc several metho<ls ol exlrressing the desirable space standards

'l'hese are as follows:

1) space dimensions

2\ space areas

3) list of required furnishings

4) clearances and activity spaees

5) combinations of the above

Of the various methods of specifying the amount of space, the area method

is considerecl to be most unsatisfactory. The shape of the room is far more

critical than its area. The space allocation for furniture, appliances, and

accessories, and the access space thereto can result in different area

requirements as the arrangement is varied. For example, size and arrange-

ment of furniture can make a 10'x 12' room totally unsatisfactorily while a

9'x 13'--1" room would be excellent. Following this basic idea, a number of

sketches are included in this report indicating suitable arrangements for the

furniture that is required. These various arrangements require different amounts

of area to achieve their purpose.

Methodologv

The recommendations made in this report are prirnarily based on a list of

necessary furnishings. augmented by certain minimum dimensions required for

access to and use of the furnishings. In'other cases, minimum room areas are

specified. It is considered that the most satisfactory approach to the development

of useful space standards is. through the following procedure:

l) determine the furniture, equipment, and articles that must be placed in the house

2l determine the amount of space that is required by the above.

3) determine the amount of space that is necessary to have access to the above.

4l determine the amount of space necessary to use the above.

5) determine the amount of space that is required for activities not associated

with equiprrr€nt and furniture.

The difficulty with this approach lies in the fact that there is not what might be

called a representative list of possessions, etc. , for the low-income populatiol.
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A certain amotrnt of this irrloltruitiorr rrra\ lre dcveloJr:d ou Lhe lrasis of

leasollablc assurnptions: rrther t:orri'irisi<-rns rcrlttir(r m()rct intuition arld arlrit rat'r

rlcci s ion.

'l'his aplproach to the clcr,r.loprnrt'nt ol spacc starrrlartls <,ltttits one important.

itenr. A certain arnount of sllace is recluirerl in a du'elling in order tn meet the

llsvchological needs of the inhatritants. Spaee rnust be available t<l avoid the

feeling of claustrophobia. tt is clear that, while one can sleep satisfactoril5'

in the roomette of a train (prohably the minimum individual sleeping accommodationt.

one would not aecept this as a suitable arrangement for a house. Constant living

in such an area would undoubtedlv create some detrimental psvchological affects.

Another major psychological need of the average person is privac5, Itlealll'.

erach individual should have a room of his own: holvever. it is obvious that his

need cannot be met where the econornic limitations of low-income housing a:e

considered.

Another difficulty in preparing standards for low-income fan-rilies is the

problem of accommodating the tvpe of house furnishings thev nrav have at hand.

Authorities have pointed out, and correctlv so, that manv [orv-income families

do not have the tvpe of furniture for which the housing unit has been designed

'foo oftcn the furniture possessed by the lou'-income family is large ancl bulkr,.

as this is what they have been able to purchase second-hand, or at lorver prices

'I'his ftrrniturc is no[ suitable for the confines of a relativelv small house with

minimum accommodations. There is no goocl solution to this problen'r. If the

property is rental property, the property owner can furnish the most suitable tr.'pes

of appliancers for the kitchen. For example. a 24-inch range is satisfactorv l'or all

but the larger families; therefore. it is useless and costly to provide spacc I'or the

maximum range of 39 inches. In regard to other furniture that is normallv furnishecl

by the tenant, the problem is more difficult since the landlord usually has no control

over the furniture that is to be placed in the dwelling. On the other hancl, this

problem ma1' not be so critical since the most bulkv items are likelv to be lrving

room furniture and the space limitations in this area are not so precise as in other

parts of the house.
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II. KITC'IIFJ NS

FTINCTIONAI. REQUIRE MENTS

'fhe word "kitchen" is an inade quate nanle to clescribe the wide varietv of

activities that take place in this room of the house. 'Ihe kitchen receives

intensive use by most familiesl this use is accentuated in low-income families.

One source (3)* states:

"The kitchen is the shop, laboratory, town hall, and general

headquarters in public housing. In addition to cooking and dish-

washing, it is used for: dining by 89%, entertaining by 25%. children's

study by 32Vo, childrenrs recreation by 52ok, clothes drving by 32("i,

ironing by 82Vc, sewing by 277c. In addition, it is used for care of

the baby, and making general repairs (on household articles and

elothing).I'

Eating

There are two major types of eating aetivities which are the primary

concerns of the home designer. These are "daily eating" and "guest dining. "

For low-income housing; the concentration must be on "daily eating. " It is

not feasible to make special provisions for guest dining.

One point that has been made by nearly all who have studied family living

patterns in public housing is that the majority of families are opposed to eating

their daily meals in one corner of the living room. They much prefer to eat in

the kitchen or in a space closely related to it. Similar observations lvere made

during the Small Homes Council studies of space utilization in the temporarv

test dwelling.

The demand for an "eating space in the kitchen" appears to stem from two

needs. One of these relates to housekeeping.

Dining in the living room location creates a number of housekeeping

problems, particularly if the living room is furnished with a rug or a carpet

or other type of floor finish that is subject to be stained and soiled easily.

*Reference numbers correspond to entries in the annotated bibllographv in

Appendix B.
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As long as small chilrlren are present., the dining operation is likelv to be a

"messy" activity, and therefore it" is clcsirable to confine this activitv to an

area that is easily cleaned.

Equally important is the tact that the dining table seems to be the one

meeting place for the entire familv. and, as such, it should have a degree of

perm&nence that is not generallv associated with the location of the dining

table in one corner of the living room.

Furthermore, it appears that much informal neighborhood contact

and activitv goes on around the coffee cup. In one sense of the word, much

of the real family "living" takes place in this area.

Food frenaration and CleenuD

The requirements for this function have been thoroughly, studied for the

"average" family. The special requirements that accrue to low-income families

are not known. Presumably these families will have fewer mechanical aids

at their disposal. and almost certainly the.y will use the gallev-scullerv for

almost all of their meals as the opportunity for "eatinpl out" will be less

frequent than with higher-income families.

Laundry

In the low-income housing, laundry activities are often assigned to the kitchen

Frequentlv the only facility provided for laundry work is a combination sink.

Sometimes a space for an automatic washer is specified.

GENERAL COMMENTS

EatinE

Consideration of the demand for an eating spaee in the kitchen leads to the

conclusion that either the kitchen-dining room or the kitchen-family room is

the arrangement most suited to the normal living habits of the low-income family

In some instances it appears that it would be acceptable to have the dining area

open to the living room, but, for most families, the kitchen should be closed off

from the living room. Very definitely the eating space should not U" a table set

in a corner of the living room. The eating space must be clearly defined anrl

'rpermanent" in the sense that table and,chairs can remain ln ptaee at all times.

5



With respect to functional planning, the kitchen proper (food preparation

and cleanup) has probabl.y received rnore attention than any other space in

the house. Studies have included the examination of the best placement of the

fundamental appliances of the kitchen, the necessary amount of rvork surface

(counter space), the required storage facilities, along with the appropriate

clearances for working at the various centers of the kitchen.

Most studies (certainly those at the SHC-BRC) have concentrated on

developing ma:<imum convenience and efficiency rather than maximum economy.

This approach is illustrated by the SHC-BRC recommendation to "give no creditil

for storage spece under or over the sink, over the refrigerator, or over th':

range, along with recommendations for larger counter space etc.

Requirenrents for Kitchen Appliances

For housing designed for the anonymous householder, there ts always

disagreement as to what space provisions should be made for appliances. Idtlally,

of course, the appliances should be sized on the basis of need and the space

allotted accordingly. Some authorities, however, maintain that the housing unit

should be designed to accommodate the occupant's furniture regardless of size.

Adherence to such a policv can result in oversized spaces and unwarranted

extra buiiding costs.

If the appliances are to be furnished as part of the housing package. the

problem is solved by the landlord's seleetion.

For the recommendations that are outlined later in the text. the sizes of

appliances have been selected on the basis of need and varied in accordance with

the size of the famil5,.

Kitchen Counter Requirements

The counter r:equirements of 11 square feet specified for single-famill,

housing in the Minimum Property Standards for One and Two Living Units (10)

of FHA are less rigorous than those suggested by SHC-BRC in the Kitchen

Planning Guide (37). Furthermore, the SHC-BRC requirements are closely

relatecl to the lavout of kitchen, that is, certain amounts of counter are required

with respect to range, sink, refrigerator, and the mixing center.

6



The SIIC-BIIC requirenrcnt v:1r'ic's l'rorrt 13 square feet (for zt layout rvith

c<lunters and applianccs placerl c:<inlinuouslv rvitlrout a break) t.o a tninitttuttt ol

lli square feet when the kitchen is lrroken into tu'o stctions. Also. the SI{C-LIRC

counter reguirements are staLed in terms of countet'frontage, and therefore

counter space in the corner of a cabinet assenrblly cannot be credited. This is

based on the idea that the counter space must have frontage in order to be usable.

Both FHA and SHC-BRC requirements are specified for low-middle level

ancl higher income families, and are primarily related to three-person-and-larger

families.

The fact that the dining table will be available &s an auxiliarr, work surface

permits the reduction of the requirements for counter surface.

Kitchen Storaee Space

The earliest Small Homes Council kitchen studies were studies of cabinet

space. Llsing a representative list of articles (food, utensils. etc. ) stored in a k'itchen

the amount of conventional kitchen eabinet space required for these items u'as

determined. Conventional wall cabinets were considered to have three shelves

l2 inches deep; base cabinets were to have two shelves and one drawer 24 inches

cleep.

The applicability of this study to low-income housing can be questioned on two

counts.

First, a representative list of items stored in a kitchen today woulcl probablv

difler in several respects from the list used in the study.

At the time the list was prepared. the number of available electric appliances

was much less than it is today; however, this would not appear to be a problem for

this study as the number of such appliances that a low-income farntlv u'ould possess

would be small, and therefore the minimal list that was considered a part of the

original studv would be sufficient.

Also, the type and packaging of foods available on today's market have

expanded considerably. There are many more prepackaged and semi-prepared

foods available; frozen foods are now on the market to an extensive degree. One

7



might antielpate a greater need for storage spaee for frozen food; however, the

comparative expeilsiveness of these items will probably reduce the number ,rf

purchases by the low-income group. Therefore, it can be assumed that the

freezer compartment of a standard refrigerator will suffice for the amount irf

frozen food etored by the low-income family.

Secondly, the ortginal list can be questioned because it was not developed

particularly with low-income families in mind. How the prrchases of this group

differ from the rniddle-income groups is not clear, nor is it clear the degree of

influence this factor might have on storage requirements.

Larger farnilios will undoubtedty require more storage in the kitchen area.

Obviously, more dinnerware is required; perhaps some additional storage

provisions should be made for food purchased in large quantities (to save money),

although it is questionable whether or not the income of these families will be

sufficient to permit them to buy food ahead to any extensive degree.

The influenee of home-preserved food is also unlarown. This practice appears

to be diminishing in mral areas; it is probably not too prevalent in urban families.

In the final analysis, the }rnowledge of the food, equipment, and utensils to

be stored is so limited that only an arbitrary decision can be made.

QUAIJTY OF SPACE

Where economy both of dollars and of space is a factor, some consideration

shorld be given to the matter of the quatity of the space.

The "window over the kitchen sink" may have to disappear. It is likely

that where the choice lies between windows for the dining area or windows in

the kitchen, the dining area will be selected, particularly as this area will

serve as a multi-purpose Space.

Sacrifices in quality may also be made by omitting doors from the kitchen

wall cabinets; however, the cabinets should be designed so that doors may be

applied in the future. It is understood that the'omission qf doors on kitchen

cabinets is a point of complaint, but this feature may be teqs objpctional if the

ldtchen is completely closed away from the living roorn.

8



SAFETY

Certain standards stem from safetv rcquirements. !'or example. elimination

of cabinets over the range (fire hazard) requiring space alongside the range for'
positioning handles of pots (prevention of burns) and location of the range awa.i

from an internal corner of the kitchen (prevention of burns). 'fhese stipulatl,ons

result in the need for more space and, accordingly. ma.y have to be eliminated

because of economic considerations.

I



R II C ()}TNI F, N I)AT IONS

IiatinH

As previously dlscr-rsscd, it is rec<lmnrenc.led that. except for I and

2 persons "ef{iciency" units. space for dail}, eating be provided as a part

of the kitchen. This may be in the kitchen proper or as an alcove off of

the kitchen.

'fhe eating space should be provided in relation to size of family.

'I'able

Provide the following minimum eating table sizes: (Sizes are based

on individual spaces with a frontage of 24 inches and an area of approximatelv

240 square inches. Tables must also be large enough to accommodate

serving dishes, etc.

Seating on Seating on
2 sides 4 sides

(dimensions in inches)

I.'or 2 persons 30 x 30

3 - 4 persons 30 x 48 30 x 38

5 - 6 persons 30 x 72 40 x 48 48" round

7 - 8 persons 30 x 96 40 x 72

C learances:

For chairs plus access thereto; 26 inches

I'or chairs plus access and passage: 30 inches

Irrom table to wall for passage: 30 inches

I'rom table to base cabinet or
appliances: 48 inches (36" for kitchen in 2 persons

households)

The tables designated for seating on two sides are generallv larger than those

specified for seating on four sides; however, seating on two sides almost

invariablv requires less room space. as can be seen in the attached illustrations.

The 26-inch clearance specified for "chairs plus access thereto" provides

the space necessary to edge into the seating after the chairs have been moved.

back from the table" This is not sufficient clearance for en individual to pass

behind the chair once it is occupied.

10
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Food Prepa ration and Clean Ilt.r

'fhe recommendations for spuce allotments for the various elements

of the kitchen proper are listecl otr tite table following.

Some of the elements are specified in ternrs of frontage reguirements:

others are indicated by an area requirement.

RECOMMENDED KITCHEN SPACE STANDARDS*
(LOW-INCOME HOUSTNG)

Minimums Number of Persons

t-2 (6) 3-4 5-6 7-8 L2

Sink frontage
Ra4ge frontage
Refrigerator frontage
Wall cabinet area (1)
Base and ffrawer

Combined area
Drawer area
Base cabinet area (2)

Counter
Frontage
Area (3)

Laundry tray frontage (4)

Clothes washer frontage (4) (5)

(1)

(2)

(3)

(4)

(5)

(6)

19 sf.
5 st.

10 sf.

29 sf.
9 sf.

16 sf.

35 sf
9sf

20 sf

24"
zl',l
24"
15 sf

30tt
5sI

24"
24"
30"
15 sf.

42"
9sf

24"
30tt

24tl
24"
36rt
18 sf

54"
11 sf

24"
30rt

241'

30"
36"
21 sf

41 sf.
11 sf.
24 sf..

66r'
13 sf

24',1

30r'

241'.

30r'
36rt
25 sf

41 sf.
11 sf.
24 sf..

66r'
13 sf

24"
110"

* Eating space requirements listed elsewhere.

Only two shelves permisslble over sink and range. Omit shelves over
range if possible.

Counter only 4 square feet under sink; none under laundry tray. Counter
only 4 square feet in corner of base cabinet.

If laundry tray has a cover. it may be counted for counter.

Laundry tray and washer may not be required or may be located elsewhere

Do not count clothes washer top as frontage.

These kitchen requirements can be reduced for housing intended for the
aging where central dining facilities are provided.

13



COMMENTS ON RECOMMENDATIONS

Counter Space (Work filrface)

Counter space is reduced from the requirement stated in the I'HA MPS

for One and Two Living Units (10) and is also considerabll, reduced from the

recommendations prblished in the SHC-tsRC Kitchen Plannins Guide (37). This

reduction is justified on the basis that there is to be a dining table in the kitchen

which can be used for a work surface. It is greater than the requirements

speci fied in the Low Rent Housing Manual (17).

WalI Cabinet Space

Wall cabinet space for the smaller units is less than required by FHA MPS;

however, the amount suggested is approximately equal to that specified in the

original SHC-BRC study Cabinet Space for the Kitchen (271

Drawer Space

L'he requirements are reduced. The finat recommcndation in effect requires

a <lrawer in each base cabinet.

Base Cabinet

!-ItA Ml']S for One and Two Living Units (10) require a minimum of 20 square

feet of base cabinet per dwelling unit. This has been reduced for 1 - 4 person units,

trut equaled or exceeded for larger units. The recommendation is below the SHC-BRC

guidelines.

Combined Storage

The total of the combination of recommended amounts of wall and base storage is

less than the IrHA MPS of 50 sq. ft.

Thele is little question but that the inhabitants of the units could use the amounts

sprccificd in the single-family MPS as the quantity of food, utensils, dinnert,are, etc.

to be stored are probably similar to those in middle-income families--in fact, if a

quantitv purchasing poticy is followed the demand for space may be even greater.

Nevertheless, some concessions must be made to reduce initial costs. F\rthermore,

a comparison with many apartments being built today for the middle-income market

will indicate kitchen facilities of a poorer grade than these guidel-ines suggest.

t4
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Ill. ('1,()'t Iilts CARIT

IT U NCTIONA I, RE QI]IITIj ME N'I'S

(llothes care involves stot'age ol'soilcrl clothing, waslting, dr1,ing, ironing or

pressing, mentling, and spot cleaning. bcwing also mnv be placed in this category.

New and different kinds of fabrics requirc' diflerent treatments. S<.rme clothes

must be hand washed; some must be drip-dried. Permanent press clothing nrust

be driecl in a controlled heat device. usuallv a dryer.

Unless a mechanical dryer is available, the dr5ring process creates the

grcatest need for space. Iror drip-dr1ring, the area used must be able to rvithstand

water.

No special allotment of space is requirecl for the ironing operation. Usuall5,

this is superimposed upon other areas such as the kitchen, the living room, or a

beclroom.

Nlu<imum convcnience in the laundry operation calls for a sorting space, a

laundry sink or tray, and a washiug machine. For minirnum housing, this is usualh'

reduced to a laundry tray. For larger families, it is desirable to provide space lor'

an automatic washer.

CIiNEIIAL C]OMMENTS

Early in the design process it must be decided whether the rvashing-drving

oJxrration is to take place in the individual housing unit or in a central area.

Arguments can be stated for both approaches. Central facilities reduce the space

requirements lor the individual units, but they create management problems. The

tenants usually prefer individual facilities.

A considerable amount of space is required for the dn,ing lines needed to handle

a washer-load of clothes. Indetached, semi-detached, and row houses, it can be

assumed that individual drying yards will be available, and wiII be used by the occupants.

Central drying yards may be available for apartment buildings occupied by low-income

families, or central equipment may be available, but some other provisions mav have

to be made, particularly if the apartments have individual clothes-washing facilities.
'Ihe bath can be a convenient location for drving small lots of clothing, and is particularl.y

suited to handling drip-drying.

22



Laundry

Historically, in compact housing, laundry activity and equipment has been

associated with the Htchen, Too many persons find this an unsatisfactory

arrangement. It is undesirable, antJ perhaps unhealthful, to hate soiled linens

and clothing in the sarne area where food preparation is carried on.

Careful study should be given to the desirability of associating the laundry

with the bathroom. There are a number of things in favor of this approach. Most

soiled linen and clothing comes from the bedroom-bathroom area. The bathroom

is a space designed for high humidity. Plumbing is available. Laundry activities

can continue while meal preparation is under way. A considerable amount of

hand laundry is now done in the bathroom. The bathtub provides a eonvenient

drying area for drip-dry clothing. About the only detriment to the location is the

possible difficulty of carrying clothes out to dry.

RECOMMENDATIONS

For housing designed for three or more occupants, where central facilities

are not available, provide:

1 laundry tray (frontage allowance 24"\

or

1 combination sink and tray with tray cover (frontage allowance 48")

In addition, consideration should be given to providing space for an automatic

clothes washer.

I space and connections for clothes washer (frontage allowance 30")

It is strongly recommended that the bathroom be considered as the location

for this equipment.

It is suggested that a combination lavatory-Iaundry tray might be developed

which would be very useful for low-income housing. Basically, the unit would be

a laundry tray, but it would be equipped with a removable lavatory basin insert

which would be used except chrring laundry periods.

23
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I.'Li NC TIC)NI\ L ItE Q{.lI ItFl M I'lN'f S

ln clne sense, the living room serves as a "catch-all" location for many

o[ the recreational and self-improvenrrrnt activities of thc household, as well

as other misccllaneous activities. Presunrably this is the room where guests

arc entertained, the tamily reads, watches television, indulges in certain

hobbies, etc. Occasional work activities may also take place in the living

room. For example, sewing may be done in the living room, particularly if
thcre is not sufficient space elsewhere in the house. Sometimes the living room

serves as the sick room; it is often the focal point of child-play if there is not

sufficient room in the kitchen. IVith this wide variety of activities. it is
impossible to develop a completely rational approach to the space requirernents

of the room. Accordingly, the most effective method is to stipulate certain

minimum dimensions and minimum areas for this space, these being based on

previous standards and on past experience. (It should be noted, however, that

thc requirement that the eating space be included in the kitchen--which is a part

of these recommendations--relieves part of the burden.on the living room. Some

occasional buffet supfrers may take place in the living room, but this will bc

inlrequent. )

One suggestion that has merit, but ts difficult to evaluate, is that the living

room should also be used as the master bedroom. Where space is a premium.

this is indecd a good possibility. There are many families of moderate income

that live in efficiency apartments where the sleeping is done in the living room.

However, these are usually two-person families. The difficulty of making this

kind of arrangement for a larger.family arises from the fact that the privacy of

those sleeping in the living room is considerably reduced. It is recommended that

the use of the living room as a bedroom be avoided if at all possible. Nevertheless,

in certain cases, this arrangement should be carefully evaluated as a tneans gf

reducing the initial cost of constructing the dw'elling unit.

25



ITF]CONIMENDA'I'IONS

Ilrovide living space as follows:

Elderly

1 - 2 persons (no bedroom)

1 - 2 persons (1 bedroom)

Non-elderly

1 - 2 persons

3 - 4 persons

5 - 6 persons

7 - 8 persons

Living-I)ining

185 *

120

Living

r20

14s

155

160

165

**

**

**

+*

Includes 65 sf. allowance for bed space, dresser, etc.

flining-kitchen combination recommended

Minimum room dimension: 10'-6"

26



V. BEDIToOMS

F [_TNCTIONA t, RUQUIITE MEN TS

Bedroom space is used pri.rnarill, for sleeping and dressing. There shal I

also be room for housekeeping (especiaUy critical in cleaning under the bed)

and necessary storage facilities.

A study of public housing showed that bedrooms are used for other

activities. as follows :

Children's recreation - 46Vo of the families with children

Children's study - 30% of the families with school-age children

Sewing - 25Vo

Ironing - 57o

Statistics indicate that, on an average, a family of four would have illness

in the household 28 days a year. Hence, an important factor in bedroom planning

is provision for this contingency.

Eleeping space for infants under two years of age requires a crib in the

p:rrents' bedroom. Additional space for drawers or shelves for the baby's

clothing and bedding is necessary.

GENERAL COMMENT

A larger proportion of the bedroom floor area is occupied by furniture than

is the case with any other room; windows and doors account for a large percentage

of the wall and partition space. These two factors complicate the planning of

bedrooms. especially when the rooms are small.

Because of the room layout, some bedrooms with smaller areas better meet

the needs than larger ones. The location of doors, windows, and closets must be

properly planned to allow the best placement of the bed and other furniture.

Tidiness is difficult at best and is not promoted by planning that forces a cluttered

arrangement.

27



Privacr.y, both visual and sounrl, ltrt' rlesirable for the beclroorn. Chilrlrcn's

becl rooms shoulcl be locaterl ;ru'u5'fronr tht, living room, lrccause convcrsation in

the living roonr prevcnts the chil<lrr:n fronr slct,lling. ('loscts should be usorl be-

tu'een all berlrooms vvherever possible.

Doublc beds u'ere used in thc maiorit.l'of the rooms in a survey of public

housing projects and the remainder of the bedrooms rvere finished rvith on(. or

tu,o single beds. Half of the families expressed a preference for all single beds

or'part double beds and part single beds. (29) Those farnilies preferring both

single ancl double beds wanted the single beds for children. The prefere'nce for

double beds was usually because of the additional cost required for two berls :rnd

necessrry bedding.

Each child needs a space that is its own to develop a sense of responsibilit-v

and a respect for the proper:ty rights of others. The irleal course rvoulrl be u bed-

room for cach child, but since this is rarel5'possible. there shoulcl be a ltetl for

each.

In analvsis of bedroom placement in the plan, it is important to know the

ages of the chilclren in the family. With pre-school-age children, it is best if
thc parent's bedroom is close to the children's. With teen-age children, sep-

aration of the parent's bedroom from the other bedrooms is advantageous.

(JUALITY OI.'SPACE

'I'he minimum room width shall be determined by the space requirecl for

the bed, activity space and any furniture facing the bed. \,\idths less than

9' 0" rr ill usuallv require extra area to accommoclate comparable furniture.

See Figure on next page.

The wall location for the head of the bed should be away from the rvindou's,

except in Southern areas where bed space should be preferably near uindows.

'l'he space for the crib should be planned in the master bedroom away from

traffic.

I
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Clever and maximum utilization of odd splccs ma)' produce the requircd

bedroom storage without exeessive-sized closets. Placc'ment of the closet in

the corner, so it is next to the door into the beclro<)rn, nlinimizes the use of

wall space. The do<.rr swinging against the closet opening is an acceptable

inconvenience that is more than offset in srnall bedrooms by the greater usabie

wall space.

Absence of closet doors is a sensible econnmy. Opposed to this are the

dust problem, expense of curtains to tenants, and a closet door offers con-

ce{lment. If possible, tenants would prefer doors, at least in the bedroom

closets.

Aceessible rod length is the true measure of the capacity of clothes

closets. As long as the closets are limited to a width of 2'-0" or 3r-0'r,

accessibility is no problem, but when the width is doubled, accessibility is

paramount. If the closet is 2'-0" deep, only 6" of the rod that is concealed by

the door jamb on each side of the door should be considered accessible. If
there is a 6" clearance in front of the clothes (2t -6tt minimum closet depth)

up to L2" of rod concealed by the jamb is accessible. Walk-in closets shall

have I -6il in front of the clothes, the full rod length is accessible. Walk-in

closets shall have lt-8rr clearances between the two racks ofclothes.

RECOMMENDATIONS

F\rrniture

A good working hrovledge of the kind, number, and size of furnishings

the tenants are likely to have is of first impotance. The following recommended

furniture is established to serve as a guide in planning for use unless more

specific loowledge is available for the tenants to be served.

- Parentst Bedroom

Parents' bedrooms must be larger than others, because their possessions

are larger, Md the rooms sometimes accommodate the baby. Following is

the recommended furniture :
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Betl:

1 - double bed (4r-(i, x 6r-(i')
or 2 single beds (3'-3" x 6r-6'r each)

1 - crib (2'-4" x 4'-5")

Storage furniture:

1 - dresser (3r-6" x 1r-10")

1 - ehest of drawers (2'-6r' x 1'-I0")

1 - chest or trunk (2'-6" x 1'-10") *

Chairs:

I or Z ** 1l'_6ttx 1il-6il each)

Bedside table **

Table:

F'or sewing machine or other work *+ (lr-6rr x 2'-0")

Bedroom for Two Children

Beds:

2 - single beds (each 3r-3rr x 6'-6")

or I double bed 14'-6rrx 6'-6")

Storage Furniture:

I - dresser (3'-6" x 1'-10")

1 - chest or desk 11t-6r'x 2r-6'r) * for childrenrs toys and for plalu

Chairs:

I ot Z ** (1r_6r' x 1'_6" each)

Closet Needs

Each bedroom shall have at least one closet, primarily for clothes

hanging.

The accessible rod length for the master bedroom closet shall be 6r-0"

may be in two closets): accessible rod length in each bther bedroorn

shall be 3r-0".

The depth shall be 2t-0tt clear for the required rod length.

The height required to permit 5r-0'r clear hanging space for the required

length.

* Desirable, unless the need is satisfied by adequate closets or general storage close'

1s l)esirable. These expensive needs'may not occur with all low-income families,
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One shelf, with at least 8" clear space over the shelf shall equal the rod

length.

At least half of the closet floor space depth sliall be flat.

Additional built-in drawers or shelves of an average height of 10" and

front-to-back depth of at least 18" can replace the required space for

dressers or chest of drawers, provided there is 3'-0" of drawer or'

shelf frontage for each foot of required frontage for dressers or chests

of drawers.

Activity Space

Proper activity Bpace shall be provided to allow aecess to all doors,

closets, furniture front and bedside as follows:

C)ne side of bed or foot - 3r-6'r minimunr.

Alternate clearance for foot or one-side of bed - 2'-6" minimum.

Least. used side of a double or pair of trvin beds - 1r-0". Least used

side of single bed can be used against a wall.

Side of bed to side of dresser or chest - 6".'
ln front of dresser. chest of drawers or closet - 21 -6tt minimum, except

front of dresser to side of dresser or chest of drawers - 2'-0'l

minimum.

Path fronr door to closet or front of furniture or bed to be 2'-6r'wide.
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VI. S'I'ORAGE

The planner should have reasonable knowledge of the items to be stored,

and where they will be stored. 'l'he kinds, number and size of these items

will vary with the local customs, and the bestplace for storage will vary with

the relation of the dwelling to others, and to the ground access and basement,

if any.

General S torage

In addition to the closets and storage required for bedrooms, kitchen,

Iaurdry and bath, consideration must also be given to the storage of linens

and bedding, coat closet and general storage. This includes recreation equip-

ment, vehicular toys and strollers, household tools and, where the tenant

participates,for garden tools, screens, paint and hand tools.

Storage Inside Versus Outside of Dwelling

Ideally, all of these general storage possessions rvill be stored inside the

dwelling unit, but economic considerations will necessitate use of some general

storage space in the basement or other central storage location. This spa.ce

will be needcd, most of all, for bicycles and other vehicular toys and peram-

bulators, as rvell as garden equipment, in some cases. Bars should be pro-

vided at ground level for locking vehicular toys while in use outsicle. Enclosed

oentral storage should also be provided for these items and should be locked.

Where practical, the individual tenants should be given the key. Experience

shows that when management controls the key, the tenants will refrain from

its use. In fact, only 1370 reported using such locked storage in a survey of

1,000 families (29,. The majority of families stated that they did not nerd

it, they preferred to keep trunks in their dwellings, and that storage is in-
convenient of access or unlocked.

,
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Althrrugh the locatirin of bedloorn, lincn, ztrtd coat t.:losets are rnore or

less determined by the arrangenlenl of rooms, this is rrol ttuc rr,'ith re..;lt-.cl.

to general storage. Thc nature of the clu'c'iling t.ype. the manner in which the

unlt is planned, and manv other fnctors, even the trpo r;l fucl Lrs,tl , shriuiil

influence this design.

The building tlpe influences this storag(' as follous:

In apartments with basements, a limited amount of general storage

space should be in the dwelling, and a substantial part can bc in the base-

ment, provided there is inside access from the dwelling to the basement.

In apartmcnts withotrt baeemeuts, the general storage must lre in the

du,elling, but this necessitates carrying perambuiators :rnd bicycles from

upper floors to grade.

In row or duplex houses which have individual heating systems, most

of the general storage can be within or adjacent to the heater room. f ire
fuel will cletermine the need since, in the case of coal, separate spaces

:rre needed.

Items to be Stored

'fhe evaluation of storage requirements must consider the totai nceds.

Limited space in storage of one type, such as a broom closet, can be olf -

set by extra large storage space in closets of another type. such as gerneral

storage. The key to better minimum stanclards lies in the identification of

critical types of storage which are undersized frequently.

The table which follows identifies the items to be stored in their pleces

of storage. It is based on reported needs of public housing families (29)

ard (-r0)
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TABLE OF STORAGE TTE}TS

HOUSEHOLD ITEIVXS

TO BE STORED PLACES OF STORAGE

IVIost Likely
Storage
Location

Altemate
at Lower
Level

Alternate in
Other Closets
or Storage
Furniture

Items Used Commonly in One Area Clothing

Food, Dishes and
Cooking Supplies

Supplies for Care of
Clothes

Sewing Machine

Guests ard Family
Outer Garments

Linens for Bath and

Bedroom

Clothes Hamper

Cleaning Supplies

Cleaning Equipment

Ironing Board

Card Table and
Chairs

In Bedroom
Closets

In Kitchen
Cabinet

In Laundry
Cabinet

In Kitchen or
Bedroom

In Coat
Closet

In Linen
Closet

Same

In Broom
Closet

Same

Same

ln General
Storage
Insifle
Dwelling

Same

Cr,
Cn

Items Used in Several Areas or
Outside

In Bedroom or
Bath

In Kitchen
Cabinet

In Redroom -
I-. '. A;*f,.i' I Small Tools
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TABLE OF STORAGE ITEITS

# HOUSEHOLD ITE}IS
TO BE STORED PLACES OF STORAGE

IIost Likely
Storage
Location

Alternate
at Lower
Level

Alternate in
Other Closets
or Storage
Furniture

o)

Step Ladder

Luggage

Thermos Bottles

Picnic Equipment

Electric Fan

Seasonal0rnaments

R ecreat ional Equipment

'fool Chests

Collections

Hobby Materials

Toys

Vehicular Toys and

Perambulator

Lawn Morver

Irr General
Storage in
Dwelling

Same

Sam e

Same

Same

Same

Same

Same

Same

At Grade In-
sirle, and
Outside with
Rail for
Chaining

In Locked
Storage

Sa trte

Same

Same

Same

Same

Same

Same

Same

Same

Sanre

In Basement
or Utility
Room

Same

In Kitchen or
Bedrooni *

In Redrootrr ^

L' Iiitchen or'
lJcclroorn o

In Betlro,rtrt ''

In fSedrootir

In I-iving Roonr
or lledroom d "

ln I-i"'ing Room
or Btdroom ci -

In Beclroonr 11 *

Items used in Duplex on Ground
Floor if Tenant Mainhrins the
Lau'n

Hoe, R:tke or Clippers



TABLE OF STORAGE ITEMS

# HOUSEHOLD ITEMS
TO BE STORED PLACES OF STORAGE

Most Likely
Storage
Location

Alternate
at Lower
Level

Alternate in
Other Closets
or Storage
Furniture

9.,
it

Items used if Tenant Does
Maintenance

Hose, Spade

Lawn Chairs, Grill

Painting anC Decorating
Supplies

Storm Windows ard Doors

Screens

Root Storage

In Basement
or Utility Room

Same

Same

Same

Items Special to Some Areas Special Cool
Storage in
Basement,
if Available

* Some of these items ean be stored in the trunk in the bedrr:om

6 Can be storr.ri on '-0" high shelves of kitchen cabinet or bexlroom closet with ceiling high doors
,



CEN ERAI, COMMENT

Pul.rlic housing st()rage space stanclards shoulcl be consigtent u'ith

the goal of providing suitable storager Ior the lower income groups. The

storage requirements should not be so high as to overprice the dwelling

accommodations.

Accumulations will always expand to fill the accessible storage such

as the floor and shelves within existing closets. But experience shows

that people seldom organize their belongings and add shelves to achieve

better use of available storage space (20).

RECOMMENDATIONS

Items Stored Dimensions

Broom Closet Should normally accommodate :

C leaning equipment inctud ing:
sweepef, broom, mqps,
brushes, pails, dust pan
and vacuum cleaner

It may accommodate:
Ironing board

If shallow shelving if built on
the back of the door, it can
accommodate small tools and
cleaning equipment.

A shelf can accommoclate
cleaning supplies including:
cleaning cloths, paper supplies,
and cleaning supplies in bottles,
cans and packages.

Vacuum cleaner
Tank type: 23'rx

7"x l0r' high
Upright; l2r'x 13t'x

48" high

Ironing board foldcd:
l5r' x 5rr x 63" high

iVIinimum recommended
s ize:
24" wide and 16" deep
with shelves 63rr to
72rt above floor it'ith
8'r space above shelf
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Linen Closet

Coat Storage

Should nornral lv accommodate:
Rath linens including:
towels. u'ashcloths and
bat.h mats
Bedding i ncluding:
blankets, comforters.
mattress ;rads, pillows,
pillow slips, sheets
and spreads

Shorld normally accommodate
other garments of family
and guests.

Preferablv to be located in
one closet near an entrance,
or may be provided with
extra rod length in bedroom
closets.

'Iowels fotded 11rr x 14r'

Spreads, large size folded
L2" x 14"

Sheets, large size folded
L2r'x 13r'

Mar<imum depth of shelving
for linen storage 24r'

Illinimum height frorn shelf
to shelf 10 inches.

The net useable shelf area
shall be in multiples of
12" x 14" and shall be at
least 9 square feet for
dwellings of 1 or 2 bedrooms,
12 square feet for dwelling
of3or4bedrooms

The top shelf for daily use
shall be within 6'-0" of
the floor.

Same minimum sizes and
equipment as bedroom
closets

Shq.rld normally accomnrodate r

1r-0'r of rod space
per bedroom in dwelling,
with 2r minimum rod length
in anv one section.
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Gencral Storag<; General stor':tq(' space ',l,itirin t.hc'

du't:lling is rreeitlcel ['or the
rni scel I anc, ,rrs itctris t h:rt at't'
not conlrrlotrlt' r.rseirl in one'

locatit-irr ol' thc houso. 'I'hel'

range Irorrr snrzr]l items strch
as hol:bv nratrrrials to larger
items such as a stepladder.

Accessible floor space in the
general storage area shall
be provided for some large
miscellaneous items. This
space mav be located in a

separate closet or it mav
be combined with the broonr
closet.

It should be located in a position
that is accessible to the kitchen
or hall and screeued from the
living room.

Sterpl adder, foldi ng,

,6(i "to78"x24"x
6"

'.lrunk, 24" x 24" x
42"

(ir-8". mininrum height
of general str>ragil
space for large
items.

Nlinimunr floor area
for general storage
shall be 9 square feet*

Minimunr depth. froat
to back shall be 2 feeL

Ilinirnum u,idth shall be
3 feet 6 inches.

Srnall iterns used intermittentlr, cau
be stored on shelves in the.
general storage area or on

exlra shelf space located in
other closets.

Mininrurn total shelf area
for gcneral storagt
shall L're 10 sq.. ft. plus
5 sq. ft. perr bcclroom

Medium-sized miscellaneous items,
such as an electric fan or picnic
basket, may be accommodated
on floor or shelf space in a
general storage unit or on extra
shelf space in other closets

l{i ni nru nr f ront-to- bacli
depth shall be 12" ancl

at least 50'r of the shelf
area shall lre i6" deep or
more.

*ln apartments without basements or locker storage, the floor area for general
storage in the dwelling must be increased accordingly.
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APPENDIX A

SUMMARY OF PREVIOUSLY PUBLISHED STANDARDS



TABLE I - PURLISHED SPACE STANDARDS
Minimum Room Size in Souare Feet Except as Noted

REFERENCE NO. ** 4 7 8 10 11 t2 13

193 140
80

160

160
80

180

140

80
180

160
100
200

160
90

200

Living Room
Dining Room
Living-Dining Comb.
Kitchen
Kitchenette
Kitchen-Dning Comb.
1,. R.,/D. A.,/Kitchen

65 50
40
60

2L0

60

100
220

50

90
220

60
40
80

260

50
30
90

250
Bedroom Frirnarv
Bedroorn fucondan'.
or other habitable room

Bedroorn-()rte Person

114

97

55
70

103 first occup
'G3 sec. occup

t20

80 70

724

80

120

43

25

100 c. f

Halls or I'over
Bathroom
Laundry
Storage, Total
Closets

Bedroom- Primary
Bedroom-Secondarv

Linen

6

6

2

3r rod

2

10 5'long

100 c. f

12' for first +

6r for others

350 c. f
425 c. f

150 c. f
200 c. f.

200 c. f
250 c. f

General Storage
2 bedroom house
3 bedroom house

Total D,rielling 150 first occup.
100 other occup

* Exarnples of Plans
t* Refels to entries in annotated l:ibliography, Appendix B



TABLE I - PUBLISHED SPACE STANDARDS
Nlinimum Room Sizeln $1ua1e Feet Except as Noted

32

I

\:

Kitchen
Kitchenette
Iiitchen-Dining Comb.
L. Il. ,'D A. ,,'Kitchen

REI'ERENC-E NO t4 23 oa 35 36

t40
80

160

150
100

Living Room
Dining Itoom
Living-Dning Comb

165*
56

190

99

50
40
60

2L0 254*

50 80

70

113 *

49*

t20

80

Beclroom llriman'
Bedroom Sr.condarl',
or other habitable room

Beclroom - One Person
92

138 136*

1 13*
89*

33*
I{alls or Fo\,er
Bathroom
Laundrr
Storage, Total

35*

50

50
40

12' for first +

6' for others
Closets

Bedroom-Primary
Bedroom- Secondary

Linen
General Storage

2 bedroom house
3 bedroom house

160 to 1000l'otal Drvelling

37
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TABLE II - PUBLISHED SPACE STANDARDS
By Category

Storage
Space -
Depth,
SheIf
Area,
Height

x
x

x
x

x
x
x

Reference No. * Area
Criteria
See
Table I

Minimum
Room
Dimension

Activity
Space

Appliance
Space

Kitchen
Cor.mters
& Shelf

Furniture
Space

Door
Access &
Height

Stair
Dimen

2

4

7

10

11

x
x
x
x
x

x
x
x

x
x

x

x
x
x
x

x
x
x
x

x
x

x

x
x

x
x

x

t2
13

L4
2L

23

x
x
x

x

x
x
x

x

x
x

x
x

x
x
x
x
x x

x
x
x

x

x
x

24
z5
26
27
29 x

x
x
x x

x
x

x

x
x
x

32
33
36
37

x
x
x
x

x
x

x
x
x
x

x

x

x
x

x

x
x
x

x x
x

x
x
x

Reference No. refers to entries in the Annotated Bibliography. Appendix B.'t



,TABLE iII - PUtsLXSTIED SPACE STANDARTF
Nlinimtrm Floor Space Rerruired for Household '\crivities, Furniture, Ecluipment & Storirge

In Squlrre Irect
'Pianning a Honre for Occupanc-v"
Stanclards for Healthful Housing
PubIic Administration Service, 1950
American Public Health Association, Committee on the H.1,gicne of Housing

FOR BASIC ACTIVTTIES NUMBER OF PERSOI\S

4J1 I D 6

P
Ir

Sleeping and dressing
Personal cleanliness ard sanitation
Food preparation and preservation
Food service and dining
Recreation and self -improvement
Extra -fam ilial assoc iation
Housekeeping
Care of the infant or the ill
Circulation between areas
Operation of utilities

Total Basic Dwelling Unit Area

FOR OTHER ACTTVITIES

Laundry
Household Maintenance
Circulation, tuo story

48
12
32

80
42
oo.l L

112
.l .)
-t-

') .)

l+
35

8

ir3

12-.t

l7
48

20

380

36

148
35
76
70

16+
17

91

124
20
20

765

,)r 9

35
97

91

221

', .1

110
L24
35
20

989

65
12
90,) L

296
70
97

105
286

34
127
t2+

35
20

1159

370
70

118

119
J.) I

;1
1-16

1.21

4;-t

20

L420

tr.i1
itl

11r
i f lr

li:..
rl

I 1(rt'f./

tr+
t:I,)

2o

I i-.5(.)

96
42
Q'

Total With Other Activities 416 887 112r1 1313 1590 7i 3(\



l';\ IlI.Ii. IV
Minimutn |ilr)rll ,\ l'€):ts itr Stltlrle Fcel

l{ational Ilousing Agcnr. ift'tlclirl Public: Hrrusitrg .,\uthorttv
"The Livabilit.i, P; ,rhierns ti[' l. 000 l'amilic,s"

Bullt'tin ri .ts. Or:tolror' 1. 1945

l'amily Members

4or5

iviug Room 180 - 200 200

llt:droom

Iledroom
Closc.ts

4-6sq. ft.

Bedrooms in flwelling

I

rl8

180

*Areas for 2 and ll bedrooms are between areas for 1 and 4 bedrooms. but

specific sizes were not given.

Less than 4 6or7 8or9 10 and over

154 - 190 160 - 190 160 - 200

Master
Bedroom

130 - 136

12 - (3' deep)

One-Person
Secondarv Bedroom

7 - (2' deep)

90

35 - 37 sq. fttsathroom

set

I 2 3

40 * *
Dining Area

in Kitchen

Dining - Kitchen 100 * ,*
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'l'AIll,l': v
Minirr r:rn l,'llnritut-c Schcrlultr

Nationrrl Ilorrsing Agr' ,,'1 . I't,dcrirl Pulrlir,' Ilousing :\uthoritl
"'I'he Lival-rilit.l r)r'olrllrps ol' 1, ()00 plrprilies"

RuIllt,ir i,:l h. ( )t'tolrt'r' I . l9.il-r

rlcdroom
ITypes of

Trunk or Cedar

Children's T

Furnituret

Sofa
Eas Chair
End Tables

Master T\vo-Person

Living Room

gAVo of Families

Other

One-Person

No. of Pieces

1

1-
l-3

1o,
2

1 1 1

1

2 1

1

I

2

L

I I

Additional Furniture f.or 35Vo or less of the Families

Readine Table 35% of Families
Sewins Machine 9% of. Fa-urilies
Piano |Vo of. Families
Buffet 5% of. Families
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TABLE VI
Minimum Kitchen Shelf, Drawer and Counter Area in Square Feet

National Houeing Agency, Federal Public Housing Authority
"The Livability Problems of 1,000 Families"

Bulletin #28, October 1, 1945

Bedrooms in DwellinE
1 2 3 4

Base Cabinet Shelf
and Drawer 18 36 36 36

Other Storage,
Includins Wall Cabinet 18 2B 26 30

Combined Total 36 58 62 66

Counter 6 -L2

A.?



TABLE VII . PUBLISHED SPACE STANDARDS

"Low-Rent }lousing Manual" - 221,1, Housing Assistance Administration
Department of l{ousing and Urban Development, September, 1967

MAXNAI]M ALLOWABLE D\M ELLING UNIT AREAS

14

All Bed Roome 100 SF or larger shall accommodate twin beds

1-BIT

Elde

-BR
Effie.

Non-elderlv

6-8R
1

3

2

3 L/2
2

4 r/2
Occupancy (persona)
Room Count

,
3 L/2

6

5 L/2
8

6 L/2
10

7 t/2
L2

8 L/2
Ma:cimum Area withtn peri-
meter walle Grose so. ft. 400 525 550 720 900 1120 1320
These areas do not include staira and stair landings lnside un
circulation outside untt, public faciltties (sta.id, elenators, etc. ), or space for

1540

, general storage and

Por heatiug equipment, add 15 sq" ft. for equipment operated by tenant; add 30 sq. ft.
for heater room for gas equipment; add 45 sq. ft. for heater room for coa['- or oil
equlpment.

GUIDE TO IVIINIMUM SPACE AREAS (not mandatory)

145
Living Room tlinimum
dimension 10r-6rt 155 6 170 175
Living Room - Dlning Room
Combination 120 te0 170 185 205 220 230 240
Kitchen

40 40 50 60 75 90 100 110
Kitchen - Dining Room
Combination 1' 90 1r0 130 150 170
Guest coat
closet 4 4 6 I 10 L2
Linen closet

2 3 4 5 6 7 8 9

Kitchen work top
(counter too) 4 4 4 6 8 I I o

Kitchen shelving
20 20 30 36 42 54 60 60

General Sorage (20% should
be near kitchen) 10 20 25 30 35 40 45 50
*Bed Room #1 minimum width
8l-6rt 65 L20 L25 L25 L25 L25 t25 L25

6 10 10
Bed'Roorn #1 cloeet

10 10 l0 10
*Bed Room #2 I

100 100 100 100 100
Bed Room #2 closet

B 8 8 8
*Bed Rootr #3

90 100 r00 roo

8

Bed Room #3 closet
I 8 I 8

Additional Bedrooms
90 90 90

Ao
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TABI,E VNI - PI]I]I,ISIIIID SPACI] STANDAITI]S

"Low-Ilcnt llousing l\,l.anuul" - 207.7
Housing and I 1 r'l.llrn I)evelopment
llous ing Assr sLtnr:e Administration
Septernl:er. 19{;:l

Furnishability Requirements. A drlelling turit rnust contain space so
planned as to accommodate the following furniture, facilities, and equip-
ment ard permit free circulation rvith due allowance for heating devices,
door swings, accessibility to electric outlets, etc. Such furnishability
shall be demonstrated on the dwelling plans.

(1) Living Space

Couch, 3'-0rr x 6r-9rr
Large Chairs, lt -6tr x 3r-0rr

1 for 1 person unit -- 2 for all others
Desk, 2t-gtt x 3r-4'r

None required for efficiency unit
TV, 1r-4rr x 2r-8rr

(21 Dining Space

Table, 1 or 2 persons, 2r -6r' x 2r-6rr
Table, 4 persons, 2t-6't x qr-2r?

Table, 6 persons, :it-4r'x 4r-0!'
'fable, 8 persons, $r-4tt x 6r-0" or 4r-0rr x 4t-0rr
Table, 10 persons, 3r-4, x 8r-0rr or 4t-0rr x 6t-0rr
Table, 12 persons, 4'-0t'x 8r-0'r
Chairs, 1'-6" x 1t-6"

(3) Sleeping Spaces (per 2 persons)

fwin beds, 3r-6rt x 6r-9rr or double bed, 4t-6r' x 6t-9t'
(Single bed for efficiency unit)

Dresser, 1'-10rr x 3r-6il (one for efficiency unit)
Chair, lr-6r' x 1r-6rr
Crib, 2t -411 x 4'-5r' (for first bedroom of family unit)
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T,lIli,Irj IX - PliBl iSH l,jl) Sl'},\(lF, S"f ANDAIiDS

"l,orr -ltent llrrtrsing Manult.l '' - 207. I

Flousirrg ltrr i Iirlrltrr I)t''vr,rlolrmcnt
I{ousing,\s' istrrnt:r' Adrninistration
Scptembor'. l9$:t

Maximum Areas

(1) The total floor area of the unit. measured between the inner finish
of enclosing cr.Tterior walls and between partitions separating units, shall
not exceed the iollowing:

Occupancy (persons)

Description

Iloom Count

Area sq. ft.

1

Efficiency

a

360

642 810L2
18R

s r/2

I;50

2BR

4 L/2

7ZO

3BR

5 t/z
900

4BR

6 L/2

1 120

5BR

7 t/2

1320

6BR

I r/2
1540

(2) These areas do not include stairs and stair la-ndings inside unit. general
storage and circul:rtion outside unit. public facilities (stairs, elevators. etc. )

or spac:e for heating equipment.
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TABLE X - LEISURE ,ICTIVITIES ACCORDING TO CHARACTERISTICS

Withrow, J. L. . Trotter. B. Y.

"Spat:e for Leisure Activities of Teen-Agers"
Journal of Home Economicg
p.36r. May 1961

ACTIYITIES ACCORDING TO CHARACTERISTIC :

QUIETOR PRTVATE SOCIAL ACTTVE

Study

Magazines

Books

Handwork

Radio

Model cars

Guests for meals

Guests for snacks

Guests for cards

Guests for visiting

Quiet games

M'usic

Televl sion

Records

Magazines

Radio

Books

Handwork

Dancing

Photography

Model cara

Painting

Carpentry

Games

Records

Sewing
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TABLE XI - I,AI]NDP,\ APPLIANCI| SIZES

Nichols. A. . Ililssell T. S. . trVoocl, A. L.
"Space ltequircmt.'nls for Use and Care

of Laundry ;\ppl iirnces"
Journal of llome lictrnomics
p. 186. M:rrch, 19(il

'f

WASHERS

f)r door
Dorrr swin of 90 *

DRYENS
Door swi of lsoo

ioor
Door sw of 90 ,f

* Combination washer-dryer

\\'IDTII
inches

29 1 2

377
32 3/4

30
3t7/8
323 4

DEPTH
inches

I{EIGH'I'
inches

36 25 L/2
37 t/2 27 t/4
44 s/8 25 7/2

?,6 1,12 26 3/4
37 7,/2 27 L/4
14 s/8 25 L/2
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TABLE )OI - RECOMMEND[]D SPAC]E ATI,OWANCES
IN FTTONT OF WASHEITS & DRYETTS

Nichols, A. , Russell.l'. S. , Wood, A. L.
"Space Requirements Ior: Use and Care of

Laundry Appli:r-nces"
Journal of l{ome Economics
p. 188, March 1961

MEAN +I
STAI{DARD
DEVI,ATION MODULE

SUEIECTS
SATISFIED
per cent

91.6

* Equipment A -- Top-opening washer; dryer with 1800 door swing
B -- I)ropdoor washer and dryer
C - Dropdoor washer; Oryer with g0o door swing
D -- Combination wasber{ryer, same as dryer C

OPERATION

Loading washer
Equipment A

B
C

D

fransferrins from washer to dryer
Equipment A

B
C

Unloading dryer
Equipment A

B
C

0mptying water tray
Equipment A

inches

28. 8

inches

30
ooo 32 80.6
32.7 34 97 .2
36.5 38 97 .2

28.1 28 88.8
32.1 .).) 80.6
33.2 34 88. 8

38.3 40 85. 0

38. I 38 83. 3
40. 5 42 9r.6

35. 2 36 88. u

A -r3



TAIILE XIII - LEISURE ACTIVITIES O!'TEEN-AGERS & PAITI!-NTS

\llthrow, ,I. L., 'lrotter, R. Y.

"Space for Leisure Activities of Teen-Agers"
Journal of Home Economics
p. 361, May, 1961

'f = Teen-agers
P = Parents

Studving

Television

Magazines

Books

Iladicr

Ilecords

Athletics

Quiet games

Music

Sewing

Photographv

NIodeIs

.T

P

T
P

T
P

T
P

'T

P

1'

P

T
P

Desk and sma[[ items

'IV cabinet

25 magazines or less

97 to 270 books

More than one radio

Plaver plus fewer than 50 records

Combination of balls and equip

10 or more boxes, boards, and
small items

Pjano plus musie

Maehine

l\{ore than onc ('ailrcla plirs llash

(i io i2 rnodels ar',ti strta.ll r-'cluipmt:nL

Bedroom
Kitchen

Living area
Living area

Living area
Living area

Bedroom
Living area

Bedroom
Living area

Living area
Living area

Outdoors
Outdoors

Living area
Living area

Dning area
Living area

Bedroorn
Bedroom

L. A. -Base-
ment

Iledroom

Bedroont

Bedroom

Living area

Living area

Living area

Living area

Living area

Basement

Bedroom

Living area

Bedroom

I-ledroom

Beclroorn

T
P

T'

[)

'I'
i)

'l'

P

't'
P

if
Srnall rLonrs plus vnr"tt and scraps

Living area

I,EISURE ACTIVITIES OF TEEN-AGERS AND PARENTS
Most Common Location ofFamiIy

Member
Description of Most Frequently
Occurring Equipment Activity Storage

Activitv

Ilandwork

A- r.1
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TABLE XTV - LEISURE ACTIVITIES OF FAMILY MEMBERS
WITH TEWER THAN FTVE GUESTS

Withrow, J. L. , Trotter, B. Y.

"Space for Leisure Activities of Teen-Agers"
Journal of llome Economics
p.362, May. 1961

LEISURE ACTTVITIES OF FAMILY MEMBERS WITH FEWER THAN FTVE GUESTS *

Activity Fa.mily
Members

Description of Most Frequently
Occurlnc Eouinment

. Most Common Locatiou of
I

Vlsiting
Teen
hrent

Snacks Trays
T
P

Meals Special tableware
T
P

Cards Carde plus table, folding
chairs

T
P

Dancing Record player plus fewer
than 200 records

T
P

Living area
Living area

Kitchen
Kitchen
Living area

Kitchen
Kitchen
Kitchen

Living area

Living area
Living area

Living area

Living area

*30 family units

T = Teen-agers
P = Parents
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APPENDD( B

AI{NOTA TE D BIBLIOGRA PITY



1 Anterican lfulllic IIealth .r\ssriciafron-('olitrrrit.ltr(' on the Hvgietre oI Housing

"An Appraisal \{cthocl l'or \lc'lisrtt'iri3 tlic rluality of I{tiusing"
Nr:ru York, 1940

'Ihese instructions lllovicle , 1o,'11nir1rr(, 1,)l' rluantitatir.r. evaluation of the

extent to which an inrlividual dwelling is subrrlarrdard, and for mapping out of

ther characteristics of a given housing arca. in such a fornr &s to be valuable

to the planner, as wr:ll as for the authoritie:, charged with the enforcement of

the housing regulation. The instructions explain the nature and use of the

fielcl schedules, and they supply definition-" oI terms used. These definitions

rlcscribe various aspects of housing. For instance, the term "dwelling unit"

includes anv group of rooms which have its ou'n cntrance and separate cooking

fat'i litic s.

'l'hcre are three scheduleis for field rvork, and onlv the first trvo are ncetled

[rrr the usual type of family dwelling: (1) structure schedule; (Z) clwelling-unit

schcdulc; ancl (il) roonl unit schedule.

'Ihcr dr,r'elling-unit schedule identifies thc facilities. Lhe room count. the

deterioration, infestation, and sanitary, indexes

Clriteria are given for classification of sulrstandard facilities, such as a

sharerl kitchc:n or bath, but no stanclards arc givcn for minimum space criteria.



2 American F\blic Health Association-Committee on the Hygiene of Housing

"Planning a Home for Occupancy"
Standards for Healthful Housing
Rrblic Administration Service, 1950

This is one of three volumes published by this committee, and considers

those problems involved in the general planning of the dwelling itself.

It recognizes that mental and emotional health is quite as important as

physical health. The fnrstration that results from over-crowding, conflicts

between the desires and needs of various family members, fatigue due to the

various household duties under unfavorable conditions -- these are health

menaces just as serious, if less obvious, as poorly heated rooms or stairs

without railings. The sense of inferiority, due to living in a substandard

house, is a far more serious menace to the health of our children than all the

unsanitary piumbing in the United States.

It is not enough to know that the average family is made up of 3.6 persons.

'fwo-bedroom units, which were rlominant at that time, are adequate for families

of three or four persons, which made up 45Vo of the total. 357c of. the "families"
consisted of one or two persons, and 20Va had four or more persons.

No attempt is made to establish standards for particular rooms (at least

above certain absolute minlmum linear dimensions). Instead, total area

criteria are set for 10 specific activities of family living, according to the

number of occupants. 'fhis allows freedm- of designing the separate spaces.

These were arrived at by analysis of specific functions, such as dressing,

preparing food, etc. For each were determined; (1) the horizontal dimension of

each piece of furniture, (2) the space for circulation and use of furniture,

(3) space for storage. By allowing for multiple use of activity space, the total

areas for fundamental functions of the famil3r were established. The criteria are

based on actual phvsical measurements.

The breakdown and total areia is given for famities ranging frorn one to six

persons (See'I'at-rle IIl, Appenclix A, of this report). It is recognized that these

spaces are larger than those providetl in speculative private housing of the day,

as well as in public hrrusing.

The total space must bei divided into rooms adequate for functions and

arranged in relation to each other for safetv ancl efficiency.



J .f rnc:rican ll-rhlit' Itc';rlth ;\ssociaijrlil- (.it.rr]rmit.tt't, ori tlrc Ih'gierne of Ilclusing

" Platuting thc Neighl-rorhr,otl"
Stanrlartls for I ltlaltlrful IIor-rsitr14

I\rbtic Atlrnilristratirtn Skl'r'ir-'c'. l1)48

'I'his volumc is thc first in a series of thrrrt' rnonographs. 'l'he later

volumes deal with ocoupancy critt'r'ia, and rvith the construction antl equipment

of the home, respectively. This report, on stanclards of the environment of

rt'sidential areas, deals with the ph1'sical setting in which homes should be

lrrcatccl. Attempt is made to bring into focus the basic: health criteria rvhich

shoulrl guide the plannirUg of residential neighborhood environment. In the light

of thesc criteria. the committee olfers recommendations for the selection of

sitr:s and for their development.



4 Bouwcentrum, Rotterdam

"Houses - Study of Elements, A-12, Building Documentation,
195? - 1961

This loose-leaf document is a regular publication of Bouwcentrum in the

field of house building. The reported studies were made during the period of

the horsing shortage, which arose during, and continued after World War II.

The sfudies cover the influence of new tendencies in modern family life, such

as the change of the housewife's tasl<, and the shortage of domestic help.

The starting point of the study was the essential requirements of family

housing. These include requirements which evolve from the functions of

sleeplng, day accommodation and recreation, preparing meals, personal

hygiene, doing family washing, etc.. This made it possible to start from

the present day of Netherlands cultural pattern, a.s a basis of study.

In certain cases, however, these can vary. requiring flexibility in the

dwelling. In addition, allowance should be made for changes in social condi-

tions. The rise in material prosperity is, as a rule, &ccompanied by a

tendency to copy, outwardly at first, the next higher spcial class, partly

adopting its style of living.

The needs of those who did not come within the general culture pattern

are not considered. These ane, on the one hancl. those who can afford more;

and,'on the other hand, those who are called I'proletarian rearguard", who

have little or no housing culture. The solution of the problem for this group

requires a separate study.

The study contains a formulation of the minimum space requirements for

basic activities rvhich are required in r arious rooms to insure that they futfilt

the real needs of the occupant. Photographs of individuals performing these

activities include a measured grid marked on the floors and walls. Space re-
quir:ements for standard furniture and equipment are also given. In addition.

minimum room sizes are identified graphically for space which satisfies these

requirements. See Tables I and II, Appendix A.



5 Brill, N.
"Communicating with Low-Income Families"

Journal of Home Eeonomics
P. 631, Vol. 58, No. 8, October, 1966

Barriers of communication and understanding between people exist,

even if they use the same language and share a common background.

Theee barriers make it much more difficult to establish understanding

between persons of middle-income and low-income families.

To break down these barriers, they must be understood. In addition,

the persons with knowledge and service must understand and respect the

differences in feeling, due to background. With them lies the burden of

responsibility to try to break down these barriers,

There are causes for behavior which must be understood. Leading

out of this is the concept that people have the right to participate in

decisions affecting their welfare. In work with low-income families,

we can utilize this concept by recognizing that participation and decision-

making are first steps towards independent action. It is well to remember,

however, that people whose life experiences have been destructive often

need strong support upon which they can depend before they can move toward

self -determ ination.

We need to learn to use our authority -- not the authority of the "big

stick", but the authority of knowledge and skill that we possess -- to help

people work to help themselves.



6 Calender, John Hancock, A.I.A., Aureli, Giles, and Bendixen, Warren, 1960

"Methods of Reducing the Cost of Rrblic Housing"
Pratt Institute, Brooklyn, New York
Under a research grant from the New York State Division of Housing

The program was limited to low-rent public housing in the most urbanized

boroughs. The work includes planning studies and evaluation of stmctural

systems, the exterior wall, interior elements, and mechanical equipment. The

unique feature was the emphasis on cost saving.

The plan studies explored tower schemes, open-corridor schemes, and

interior-corridor schemes. The average room area per construction room

ranged from L92 to 211 square feet.

A study of revised standards to allow sleeping space in the living room is

shown, and the cost saving on the building is estimated at 15%.



7 Chanrpaign, lllinois

"tlrlt.ln Itcnewal l)l:ur" for Noltht'lrst l)r'oit'cI Nt-r. l. I)r'o.lect No. I t,L It-(i7
Novenrber 16, 19(i(;

T'his rellort contains minimunr prol)('rtv standartis that sert lorth nrininrunr

requiremernts for the rehabilitation and/or construetion of structures u'ithin

the Urban Renewal areas, so as to assure reasonable health, social. economic,

and aesthetic conditions for the residents. These standards incorporate re-

commendations for compliance with local statutes, codes, and ordinances,

including occupancy of existing structures.

Minimun, room areas and dimensions are specified. as rvell as privacv

arrangenrents, facilities for cooking, bath, laundry, Iight and ventilation.

lfue Table I, Appendix A, for room area standards



B Chanrpaign, Illinois

"C)rclinance Amenrling Chltnriraigrr tliLv Cocle l)r'oviding for }linimurn Housing Standarcls"
Ordinance No. 3ll5
N'Iarch 22, 1963

This ordinance was adopted to satisly requirements for the Federally sponsored

tlrban Renewal program. It includes the minimum requirements for basic equipment

and facilities, ventilation, light, heating, safety, and space.

'l'he space standards state that everv dwelling unit shall have at least 150 square

feet of floor space for the first occupant, and 100 additional square feet for each

adrlitional occupant. Requirements are given for bedroom areas, acccss to the bath-

room, and ceiling height.



9 Ehl'enkranz, Ir.

"Iruncticinal Clonrrenience of Ntehcrrs u,it.h I)ilfercnt Sirrk-flishwasher Locations"
Journal rif H<-rnre l,'lconomics
pp. 711-7-16; Vol. 57; No.9; Novcrnber', i965

Ilelative ftrnctional conl'enienccs of rJifferent kitchen arrangements were

evaluated in terms of trips and bodv turns.

A ftexible laboratory space for testing kitchen arrangement was provided

with movable wall cabinets with counters, an electric range, counter sink,

built-in dishwasher, and refrigerator. The arrangements included "L", "U",

and broken .Urr assemblies. The dishwasher was located on the left side in

some cases, and the right side, in others. Continuous and broken "L" kitchens

with dishwashers on the right side of the sink, away from the range-mix center,

required fewer trips and body turns during meal preparation than the 'rsame"

kitchens with the dishwasher between the sink and the range-mix wall.



10 I;'ederal l{ousing Administration, Dcpartment of Ikrusing and Urban Development

"Mininrunr Propert.l' Stanclarcls ['or ()ne ancl Trvo [,iving Units"
As Revised Januarl', 1961--r

These nati<lnwide standards \\'ere establisherl l.o pr<lvide a sound technical

basis for I'. H. A. and V. A. mortgage insurance on houses. They define the

minimum level of acceptable euality, keeping in mind the dual objective of

reaching the needs of the purchasers in low-income brackets; and, at the same

time, assuring the purchaser of full value for his dollar.

These standards include space criteria, safety, light, ventilation, con-

struction requirements and land planning restrictions. The space standards

provide rninimum criteria for room areas. as rvell as activitl' space in

bathrooms, halls and kitchens, shelf and counter areas for storage in kitchens,

and height clearances for the ceilings in rooms and stairs.

The room area staridards are listed in Table I, and other criteria in Table II

of Appendix A.



11 F-ecleral Ilousing Aclntinistration, I)r,1-rartrnrrnt of Ilousing :rnrl lJrban Dcvelopnrelt

" A,Ii Iri tnu tn l)ro1rcr'tv Stanrlartls I rtl- [,r)\\' C-'ost I Ious ing"
IIU D PG- 1, October, I g(iG

'I'he purposc of these minimunr stanclards for low-r:ost housing is to encourage

the cons[ruction of housing desigrrer.l to meet the needs of low-income,families,

Jrarticularly those not eligible for participation in other I'. H. A. mortgage insur-

ance programs.

In the development of these standards, emphasis has been placed upon the

characteristics which will assure housing that is structurallv sound and durable,

has reasonably low future maintenance, and is well-planned for the needs of the

occupants.

The quality of housing acceptable under these standards is somewhat below

that of the Minimum Property Standards for One and Two Living tinits in several

res1rccts. 'fhe principal relaxations involve planning standards, where aspects of

shelter over convenience prdominate; exterior and interior covering materials,

where a lesser quality of finish is permitted; and the elimination of certain improvements

which the typical purchaser can complete after insurance, without special lnrorvledge or

experienee. 'Ihe standards do not attempt to provide an absolute minimum degree of

shelter', structural strength, or durability.

Acceptability criteria cover site conditions, service and facilities, access to

the property, constnrction, exterior and interior finishes, mechanical equipment,

light and ventilation, fire protection, access, and space standards.

Room area standards are listed in Table I and other criteria in Table II of

Appendix A.



12 Federal Housing Administration. Department of Housing and Urban Development

,Minimum Property Stanclards l'or Multifamilv llousing"
No. l'tlA 2600 - As Reviscd Iretr.. 19(i7

'Ihese nationwide standards were established to encourage the provision

of housing projects that meet the special needs of urban families, and to pro-

tect the interests of the Federal Housing Administration in the projects.

Their chief emphasis is in features of planning, design, and construction

that will provide structures and facilities for a healthful residential environ-

ment, with continued desirability, soundness, and safety, all connected with

anticipated rentals.

The section on Building Planning establishes criteria for accornmodations

which provide adequate space arranged and equipped for suitable living, sleep

ing, cooking, dining, sanitation and storage facilities for use of the occupant;

and to provide adequate space, conveniently located, for neeessarv utility and

service functions for the common use of the occupants. The minimum room ar@

criteria are listed in Table I of Appendix A. In addition, minimum criteria are

established for ceiling heights, hall widths, closet depths, kitchen shelves and

cabinet area and clearances. These are listed in Table II of Appendix A.



13 Federal Horsing Administration, Department of Housing and Urban Development
t'Mlnimum koperty $andards, Housing for the Elderly - With

Speclal Consideration for the Handicapped"

This is another revision of the standards set forth ln the Federal Housing

Administration Minimum Property Standards, which has been made to fit the

needs of the elderly and handicapped.

The area space standards for rooms, as showu in Table I of Appendix A,

are very similar to the original criteria. Special considerations for the type

of occupants include the reduction or elimination of dining and ldtchen space where

proper central facilities are provided, and the reduction of the primary bed-

room area to 100 square feet in rooms for single ocqrpancy.

The requirements are established to allow accommodation for sleeping in the

tiving-dining rooms. This allows space for the bed, dresser, and bed activity

requirements. Shower stalts are acceptable in lieu of bath hrbs, if central bath-

irrg facilities are adequate. Standards are also given for ceiting height, kitchen

storage and counters, privacy, noise reduction, llght, and heating.



1q litrleral Ilousing Arlrninistrtrt i()n. I)r:plrrtnrt'nl. ol llousing lrtrtl I.Irllln l)t:r'erkrpnrt'nt

"Nlininru nr i)Loperty Stirntlat'r ls l ot' t't'bau Iitrrcrr al It,'hrrlli litzttion"
No. U5() - Itevised 12,/(;:)

'l'hese N{ininrum Prclpertv Stunrlzrr-ils havo bct,rr rlcrclopecl to 1;rovide a guide

to nrininrurn clesign and construction standartls lirr rehabilitation of neglecl.ecl

anr-l run-dorvn houses located in spc-'crific Urban lterrew'al areas. 'I'heir recognize

the dilficulty.of determining the appropriate level of rehabilitation required for

all individual properties in an area. 'Ihe standards nrust be high r:nough to restore

economic ancl social health, yet low enough to keerp thc cost of improvement within

the leach of the present residents.

['or Lhcse re&sol1s, the standards take I t\\,r,-sidt,rl approach. ]'irst, thev

cstnhlish the mininrum permissible Ievel 1'or esserltials. such as protc'ction ol

lrealth, safety, approlrriatc plunrbing facilities, privacr', and soundness of

uoltthel resistance. 'l'he second side identifies phvsical improvernt:nts r,lhich

al'c rccommenrletl, but not manclatorv.

The criteria for minimunr room area are listed in Table I. and other criteria

in 'l'alile II of Appendix A.



15 Ilall, ll.'I..
"'['hc ilirlrlcrr Di l]rensior)"
Nt'tv York, I$(;(;

'l'his is a l:eport, on man's tlcntal and t:rrrtltional reactittn to the social

aud personal space about himscll'and his fellorvs. and hou'he nraintains

st):rce around him in his home and his office.

Peoplers ol'clifferent culture live in different sensorv worltls. rvhich nrodifr

their standards of distance regulation. For instnnct.. Arabs maintain a

diffcrent distance during conversation than do Anreric:ans. IIc reports that

two of the cultures of creative and sensitive peoples in America are. flocking

to thc cities, rvhere they are being seriously stressetl trr the conflict of lack

of space.

IIt re'ports that comprehensive research on unimals establishes that

caclt ltas clifferent standards of territorialitr'. IIe quotecl Zurich, tl. H.,

uh<l says that "'ferritorialitv insures the propagation of the species bv

re'gu l:rting density ".

Western manrs immediate space needs arr' ,livirlt'tl into four cate-

gories: intimatc, personal, social, and public. 't'he cliffert,nce betu,een

thesc standards for peoples of different nations and languages is discussecl



16 ttuu",-' I.Jeautilul

"Closet Sp:lce thtrt Move.s u'ith You"
Iillcstad,.I.
I)p. 112-9it, \rol. 104, Nti. 7, ,Iuly, ll)(i2

One way to be sure of enough clothes closets rvherever you live is to

carry them with you in the form of wardrobes, armoires, and ehests. The

idea is not new, but the aesthetic improvement is. A warclrobe neecl no

Ionger proclaim itself by its bulk, hut may look like an architectur:rl built-in,

enhancing rathc.r than encumbering a room. Fitted out with drzrlers, truys,

shelves, and slitling hanging rods scaled to the size antl shape of the clothes

they will crontairr, these modern wardrobes make fulI usc of errc.ry cubic ineh

of ilrterior space.



17 llrtu,sing Assistance Aclrninistrlrtiorr, l)clrrrrt,rnerrt oI Ilorrsirrg ;rnrl
I i rban I)e.velo;rmer rt

"I.,r)w-Rent llousing IUanual" - 207 .l
Septcrnber, 1963

This is a manual for planning and design of low-rent housing to be

crected by local housing authorities lvith financial assist:trr<re f ronr the

Ferleral C,overnment. This establishes maxinrurn irrea criteria rvhich

are mandatory. These vary for occupancy capacities ancl roonr courrt.

See Table IX, Appendix A.

In addition, requirements are established for thc, furniture to be

acconrmodated, to permit free circulation with dtre. allowance for hc.ating

rlevices, door swing, accessibility to electric outlets, etc. See Table

VIII.

The precise roonr sizes and space for storagr., equipment, ancl activities

;rre left to the judgrnent of the architect and local housiug authoritSr.



1B I I ous i ng .,\s si stlurr r : .,\<l rrr in ist rat i<trt,

l)r-'pt rtrnertt ol Hotr.: irrg and tlrhatr J)t,r,t'lol,,rrt'rtt

" [,ow-llout llorr i.ing IVlanual" - 2: l. I

Sr:1rtt-'rrrbet', I [)t, /

This is a manual tor the provision of housing for low-incolne

fanrilies by the "turn-kcy" method. This method permits a developer',

who hrls a site, to prop<lse to build housing for low-income families,

*'ho will be granted financial assistance.

N'I:rxirnunr are:r criteri;r for the clwetling for different rrunrbers of

(x:(:ul)iults are cstablished, with separate criteria for the elderl.y. In

arklil.iorr, guide [ines for minlmum area of roonrs, which are not rnanda-

tury, ilrr.' givcn. See Tirlrte VII of Appendix A. The pre,eisc l'oom siz.e to

br,r..stahlished is left to tlrrr determinatiou of the architect aud the local

horrsing iluthority. It will rlt'pencl ou the requirements ol the frrnrilies to be ltousecl

lrnrl I inancial feasibility.
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1, \(,r.\ . ruJ,i {,itr i) i ir ,i, :,n,1:i r.tl-q ,tl Li i.tri11.,'

;rr.rr i,'t.i, llir' :. lttiJit,ltttcr:t ,rtr tlrr.. {'i)tliil(,t)s:rtorY aslX'('ts oJ'tlie. 1tI'r.rler'1rle cl(:,rt('rjri.

ai'r,. t hrorr'lracli: rri tlrt, ;iasl.. i|r't,rr it sonrcLitiug, ci'rultl bt: harl. thcst. titt'<lt lrrrclis

itr'(,(l(,siraLrk: 1r hr,'lp ixroplL. lr:r.;-r l.ltoir lrt'arings irr lintes ol change.

Irr tltc jutlgrrit'rtt of the st:rnclartl ol living ol r-lthe,r'1leop]e, wc rlrust aioirl the

(,r'r(ir ol assrrnrlng lleople's reasorrs l'or choiccri are tlte sarne as ()urs. A nc,r..

l'oi'cirn urlminist rirtor in the Afrir:an Lrplands rnisundrlrstood the rci-rs()ll ilrxl ltrr'-

irar.lc Lhe nativrls r.) slcrep with cows in their hut,s. \\Ihen it rier,'elog:d that iu thtr

<:olrl nighLs:1.lre: pirllrle hnd no mcarls of sccrtring wa-r'nrth. thr: adnrjnir^tlator iiarl

no sul.rsLitul(' Lr) gir',.,therlt. II'a ('oll\:(rntiort uhit'lt sc, l'\-rts f.itt 1ler,1tlc is to lrt'g;rrrr

ul). alr cclulrllr gOtxl llreirns t0 socirritr" should replitt-r: it.

It h:ts,l irgain and itgain l:r:ern lrointe(l out that pt'oplc (.rl(iea\or to rsrr,i rrr tl.l,..i,'

i'lrrtlres or tlx'ir cals lrcfore thc5'reach convenlion:rI stanriardo^ of hctrrsing. 11 tllir.s

1o11.1. 1'to atrcfllilc: the c<;nvention:tl standards of housing r,rf a c't-rrnurunitv. :rnrl a

rlrick inrlrre.ssiorr is ntittkr bettcr b1,one's clothes ()r.)nu's car'. In sot'it.lir,'sr unrJor'*

qoinll l'rlrirl chanqe, thet'e aI'o manv such <:xatnyrlt-.s o[ c()mpensation, airrl r;on.rr.,timt:s

(:xtrt)ln(' (.,n('s.

/\1rrr;11g the crliansive c,lentcnts. tht+ siugle ont'ulrit'h stan(ls orrt airr-rvc tll

othcrs is r.tltr<ratiotr. 'fravel is tt-r sonre cxtcnt (,xpanriivc. Rccreation arrtl lr.iigiorr

crtn ltitvc strungl-v t:xpatrsive elem('nts, lrrrt thev also have others. 'Iirr, t,r1x:irrlitulr.'s

l,'r itlnlost ;rir\.thing can be expansive.

I"oorl l'or nut.rition is prritectir,'c, but sharing of foor'l in hospitaljlr is r'\llansl\('

Whr.rr n'e cntorlain, we eat morr) (lxl)ansiv€r foods than rlrriirtar'1-, an<1 Ll r'(:ti:rl(,.ail rllilo,,-

pherc of r;oci:tl stintul:rtion. 'l'o raise ()rlr lovel o[ c.xpenditulc. lol irousin. (':ii] i)]',)-

virlc I'ot'erxpansivc stanclards. 'l'hi.s is important, ireeause Lhe )rqlusc is rtlso a lronrt'

a pl acc whcr:c the nrcrub*rs o[ the familv c'an gather, rvhcre lr:it ntls lrrct.t, ulit'r'r:

ne\\,slijlls. rreu'itt'ts, antl ttppl'(]cial.i{)ns can tie learnerl. [{otrschold ogreratilrn. eqriip-

nterlt aII(l lrrrttishitrgs lt'lav lto e:xllirtisive also, u'hc.;11 gl4".iq use l(.rtt(ls; to i,;thr't'ilsn(,('t:l

of thc sturrrlartl of living jn nc\r directir;ns.
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l/\ llol'1, I . i.. " \ )ir,i. .:ty:il1'q1111,fi i() l.t,ilrirlr'rJ:,, i i r,, irrg'

I )uqt l;

.
'l'lrc llttr';i t:alegorV oI ul('I)l:i)t];. "(l('Sll'tlCtir:6'r'. ,l)ll'{tl'S \\ll('l-'e iiri'l't' ' rril i, 

'

)rl r'(rs.si tn Lht, st:!.ntiar'(1 , an(l th{rsC elt:rrr,.,:trts [tt(' ()l'ten cotl]ln'r)s:rli l'\ c. li'r)rr-rii;r

(:;rltl'i('(i !tro fat'.

lt usr:rl ttl trr, ltssumed Lllat u'tler) I)rotectivc c.lemerrts iri tllt- star iitll'ii \',(ll'r' 
.:

litcli,irrg, th<'sc stalrctal'ds should b,c sullpiied before aitvtiring elsr: is,lonL,. .\ i1r,,'l

e\ailiplt: is foor,l , lt rvas C(rmmr:nlY said that n:alnutritrir.rn JrI'0l:ir,r.rrs rrrrr.;! iri-r;ril\,'ir

lrcfolr.' sl.rl)ix)rt of ne,eds less clc[inite.

lir r:rltrsiticring s()cial 1xtlicr,, lrrotr-.ctir.c e lt,rnetits. :.llr('h tisr lri'rti. t,zr !t r'{' ltl. (")

to 1x'oJrlc (.asil.\'. llut this <lcx:s not ht,'lp the peopl r. raisrr tlrt ir st:trrrlrr r'rl iri iii irrll

'l'hell;t, lll'()Hnrl)ts havtr rrftt-'lt failcri in r:onstructi\.c rcsults lat t'r'. Il i- rlrrt tirlri

ur)(l('I'rl()ul'ishr..r'l 1tt't,;lltl cannot tlo tlrt.it' lrcst \\,ork. btrL ic :risr' ilrir thir( rl llrt i!rl){'ir -

Iot' "lrc'st $'orl(r! is not ]lresonl, tlie lo<xl a.lone uiLl rr,,l srrlrirll ir. I]ut. .rlrtll tr.]rtu-ri-i '

('ler:tCttts ltrc give:n to people un(lor a. carefulll thouglrt (,rii iIt'()gr'[nr.r iX',r],!r.iraio 1,.

tlt, scintotlting lirr [hettrsc'ivcts. In out fore'igu pl'ogr{rr1rs, r\'(,irr'('!r(.,u ilrl tirlg nlil('[]

t)t()t'('s1.t'r..s.s ()n tt)('hnie:11 assistarrcc. r,vhich is rlesigrr(.(i 1() l',t. r...';ir[.rri>i...,.. tlltll('l']hirli

hltnr!outs. u'hich lrre protecLive.

llltl . social 1r<llir:1' can l e Iori cx]xrnsivr', Irr al] ]ri.:rlor'\', Ih(' rr.rosl :rirlsLar)(llriti

(':(llirilrlc o{'ttxl)ansion ottt oI pro]){)l'ti()r) lo pr'()te(.'ti<.rn is thal r'rl',\lirt,rlr ir: tiri, 51 lr

('cnlur-y, .l i" (.'. I'he causc was a11 u]r('ontrolletl plaguc u,hie"h r;r,ulil lravt'hcrrrrr;.'untt'irllc'ii

l'\'f;iltritation. ,\.theus "chose ljt:zlutt'lrr Securitv to l.lrilr.l lutr tr'r', 1.,.l ('s ,,ll tlt(' .\r'r'r,i., .'

rirtlrt,r' Lhan lrrl' u'atc:r piires".
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"i) l,;nr,:i.;t. r\.

" llolrsei)'rirl,ii.'. ritgC S[u(iy"
[.i nirrt'r'sit] Lrl ilJinois
Snr:rll llorries {'ouncil - [Jrrildirrg Ilcsr':rlr:h ()utrrrcii
llescli rch Ilep,rl'1. 63-1: .Iuly, l9Gll

1'his is lr re\i()r*'oI and recomn)ended improvenrents in the stanrlarils l'<>r'

slor'::gc f;rcilitics ils.:i)ec:ified in the Illinimutn Property Stanilards lor'()ne irLrii

'J',,r'o l,iving Units ol'tht, Federal llousing Administration. it is ba.sr:d ()n rr r'(:\ r(r\4

nl'literalur'c Jrrd thc rcrr:omnrendations of a conrmittee ol'spt.cialistr;.

Ihe rolnrnitlee rlicl rt,rt Lec<lmnrend a.r'l irrcreast: in tlre tolal stot'ilg(,

.sliirr'rr. hrst.eacl , their" ellorts focusr-.rl rin bc'tter distribr"rtiorr rrttrl;,rccuss-

ihility of storlge. Impror-r'lrl accessibility cat: be irclrIevlrl tlrr,iug]r s'r.-.aror

olrr:ning widths.

It was r(,c()rnrlenrled rhat the storage spaoe for clothes in thc nrirsti'r'

l'lcrlr<-rDnr iir erprrnderl to lrrovidc better storage for t.wo peolllr" '['he cx-

pirnsion irr thc t'l'iteri:r ftir her,lroori closet space wu.s r.rfistt by erlual re-

rlrrction in tlle criL:r:ilr- for genr".r'al storage space.

a
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?1 Kapple, Williarn H.

"Kitc:hen I)Ianning Stattda r'ris" (ltevisecl etlition)
University of Illi.nois, Srr,;tlI Hotnes Council - Building llesearch Council - Urbana
Circular Series C 5.32, l1l{il-r

l'he circular covers kitchcrt planning principles, with variablc' space

standards, for construction with stock manufactured cabinets and e'quipment.

This circular updates the criteria established in an earlier issue, to in-

corporate the needs for new equipment such as the dishwasher and separate

range and oven. The standards presented range from minimum to liberal,

and are uelated to the total house size.

The scoring system provides criteria for evaluating storage, counter

frontage, appliance space, activity spaee, windows, and safety.

Required room size, under these standards, is evaluated in Wanslowr s

"Kitchen Planning Guide", Item No. 37 in this Appendix.



?? I(eiser, M. ll. . Weaver, E. K

"Body Measurements ltelat<:d to Iinergy lJsed"
Journal of Home Econornics
Ohio Agricultural Experimr:nt Station
pp. 479-482, Vo.54. No.6. June. 1962

A technique was developed for measuring angles of arm and leg move-

nrrnts. Motion pictures were made of two subjects engaged in bed making,

antl ten in climbing stairs. The pictures were projected on paper with polar

corrrdinates, and the angle of movement determined for body bend, kne€

berr,l, and reach.

Enerry expenditures for stair climbing were determined by an indirect

meth.rrd of calorimetry.

Wlren the bed was raised for one subject, the energy expenditures and

the angltes of movement all decreased as the bed raised. These factors were

decreased for both subjects at bed heights between 20" and 26".

Cot t'elation between angle of knee bend and energy expenditure and stair

climbing was more significant than with any other body measurements made in

the studv.

!



23 Klaber, l'lugene H.

I'Hori sing Desigtr"
Ilein irold Publishing Company
New York, 1954

This book is for those concernecl with the physical design of housing.

It is based on the authorrs nine years of government service in housing.

The housing discussed is for families of low to moderate incorne. There

is no great difference in the basic housing needs of "rich" and "poor"

families.

Space shoulrl be planned for the furniture that occupants will use, to

be sure that doors, windows, and necessary circulation do not preclude

the placement ol an adequate number of pieces. Furniture is assumed to

be of the largest common size. The same furniture sizes should be used

for low-rental proiects, because such families will use second-hand furni-

ture or cheap furniture both of which will usually be of the large size.

Plan dimensions and some clearances are given for standard furniture

in the living room, dining room, and bedroom. See Table I and II of Appendix A.

Some efficient plans are identlfied. They are not presented as a nrodel

to follow, but are included to illustrate a method of study. It is noted that

the greater livability of these rooms is not due to their size alone, but is

due to better space distrlbution.

It is not enough to assure decent, safe, and sanitary housing in order to

cure social maladjustment. The program must also consider the environment.

The lives of people housed in many of our cities are adversely affected by drab

and ugly surroundings, by noise, dust, and industrial odors. They are affected

by inadequate public services: improper care of health and education; by the

Iack of recreation and school facilities; by congested traffic. A successful

housing program must come from a careful study of the ways of life of those

who occupy the housing.



23 Klaber, Eugene H. , "Housing Desigrr"

Pagc 2

Tthe lower the income, the greater ther likelihood of overerolvding.

As far as possible. the various activities of the family sho,rld be kept

separate. For families with children, a sleeping shelf opening into the

living room is unusable. A boy of fifteen and another of five will not be

happy sharing the same bedroom; nor will girls of the similar ages.

If the children are compatible, the bedroom should be sized for twin beds.

!



2U McCullough, H. E. , Philson, K. . Srnith. R. II. . Wood. A. L. , and Woolrich, A

"Space Standards for llousohold Aotivitics"
University of Illinois Agricultural Experirncrnt St:rtion
Ilulletin 686, May, 1962

'Ihe standards here reported resulted from studies carried on at four

State agriculhrral experiment stations; Alabama, Illinois, Pennsylvania, and

Washington, and at the Clothing and Housing Research Division of the Agri-

cultural Research Service, U. S. Department of Agriculture.

They were derived chiefly from detail.ed measurements of the activities

of 230 women, and a more limited set of activities for 20 men. 'l'he 230

women ranged in age from 20 to 70 years, in height from 58 to ?4 inches, and

in weight from 90 to 225 pounds.

The study established that work habits may be as important as size, age,

weight, or body build in determining how much space each activity reqtrires.

A small woman, who habitually stands back from equipment as she rvorks.

may use more space than a larger woman who stands close to it.

A pilot study identified the part of each activity requiring the most space,

thus reducing the number of reguired measurements in the cooperative study.

'l'he recommended standards resulting from this studv are shown in

illustrations. The final recommendations were adequate for a minimum of

827i of. the tested persons on some activities and for all activities for others.

No data is reported on the median or medium space, or on aspects of performing

the activity in lesser space when necessary. The use of these standards are

recommended to provide satisfactory space for most women in the United States.

A limited number of floor plans are given to shou' the relation of activity

space to furniture and equipment in bedrooms, kitchens and dining areas.

These standards identify horizontal and vertical clearances for activity

space. See Table II in Appendix A.



2\ McCullough, Ilelen E.,

"A Pilot Stud.y of Space Requiremcnts for tlousehold Activities"
Journal of Home Econ<;mics
Volume 47 , ,laorary 1955

This is a report of the prelinrinary investigation of a broad research

program and space standards lor the house. Its objectives were to test the

methodolory suitable for measuring space for activities, and to serve as a

guide for a cooperative study in which enough homemakers can be measured

to establish standards which are statistically acceptable to establish space

needed to use all of the major kinds of household furniture and equipment.

See "Space Standards for Household Activities" for the final report.

The study was made with six women of different size, and two men. More

than sixty body measurements were made. The space required for activities

with the use of twenty-one pieces of household equipment and furniture were

made for the women; the two men were tested for a limited number of these

activities. Determinations were also made for the space required for walking,

and for two people to pass.

The chief equipment used for measuring was a. stee[ tape and movable wall

panels. The average of the space used in six trials for each of the major steps

of the activity was recorded for each cooperator. Six trials of each cooperator

in each step of the activity gives sufficientl.y accurate results to determine the

space needed by individuals for specific activities. The use of the average space

for all cooperators is not recommenddd, since it would not be adequate for

some of the cooperators. Photographs, which give a permanent record of how

the individual works, are an inualuable aid in analyzing the data.

Table 2 of the report lists "the maximum space required for each cooperator".

Review of Miss McCullough's report on Project707, Illinois Agricultural Experiment

Station, HE-750 - March 1955, shows that the space reported is aetually the average

of six trials.



26 McCullough, IIclen F,.

"Spacr, ltequirerncnts lor Houscholcl r\clivities"
Projr:c't 707, Illinois Agricultural Experiment Station, March 1955

'fhis report is essentiallv thc sarne as thc previons listing, rvith the

exception that the review of literature covers results of measurements of the

human body, and a few on space requirements to carry out household activities.

The appendix contains the results of an out-of-print report on "Standards of

Working-furface Heights, and of Other Space Units of the Dvelling", by:

Roberts, E. H., Wilson, M., and Theyer, R., Oregon Agricultural Experiment

Station, Bulletin 383, and Washington Agricultural Station, Bulletin 345, 1937.

'l'his earlier study was made to supply some of the information required to set

up standards for dimensions of the parts of the house that are used mainly by

women.



?.7 McCrrllough, tlclen Iil..

"Crrbinet Spacc I'or the l(itchr,u"
[Jnivttrsitv oI Illintiis. Smirll Ilonrcs Council, Urllanl
L.irculnr Scrics C5.:J1. tg,tU

A report on research to study storage space needs in the kitchen and

enumerate principles of plaruring the work area and arranging the c abinets.

The standard lists of items to be stored are established; one, limited.

and the other, liberal. Charts establish minimum and ample wall and bzrse

cabinet requirements. These, in turn, are combined with the space re-
quired for appliances. to project the total wall space needs.

t
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?B McCullough, Helen E.,

"Household Storage Irttits"
University of Illinois, Srnall llomes Council, Urbana
Circular Series C 5. L

A report of a research program to study the principles of accessibility,

economy, and flexibility in household storage.

Minimum dimensions are established for the depth, width, and height of

various storage spaces. Three depths are established for standard units.

Different standards are established for the other dimensions for storage

units to accommodate dinnerrrare, books, toys, desk supplies, record play-

ers, musical instruments, bathroom supplies, work clothes, sports equip-

ment, cleaning equipment, clothing, bedding, luggage, card tables, table

linens, folding bed, sewing equipment, and infants equipment.



?9 Natronlr.l Ilousing Agency, I"eclcrirl I,)ul;lic Ilorrsing AuthoriLy

"'l'lro Lirrability Problcnrs ol' l, ()(t0 l'an:ilir:s"
Ilriilctin f2ti; (-)etobel l, l!,.1;l

'fhis is lr study of 1, t)62 larrrilir.s [iving in ilir]erl public housing.

It analyzes the adequacies and inadtquacies of area, equipment,

facilities, design features, and rnaterials that affect the livability of

the dwelling.

It is based on interviews with both tenants and managers. About

one-third of the families were interviewed in 1942 and the remainder

in 1945. Recommendations are given for improving the aspects of the

standards previously established by the F. P. H. A. that appeared to

be adequate.

Unit overcrowding was surprisingly great, due chiefly to the un-

availability of larger units. About 4Wo of the families were five persons

or more. The report discusses the requirements for the living room,

kitchen, utility room, closet, bedroom, bathroom, and laundry. See

Tables II, IV, V and VI, of Appendix A.

The effect of family size and famity possessions and space needs is

described for the different areas of the house. The area criteria for the

living room are related to the family size, and the bedroom sizes are

related to the bed sizes and furniture.

Many bedrooms were found to be inadequate because families used

two single beds instead of a double bed for a room with children, and they

used a double bed instead of a single bed in a room planned for one person.

The findings obtained in the study revealed two major fallacies in space

planning: (1) the failure to realizetlwt family possessions are not of minimum

size, and cannot be accommodated in minimum spaces; and (2) that the equip-

ment requirements of household operation are far greater than the storage space

required. Inventories of family possessions with dimension specifications are

only guides, and some flexibitity in space provided is necessary for occasiondl

extra items needed. Future planners of houses to designed endure for f<lrty

years or more should not fail to consider improved standards of living,

particularly those concerned with health and household hygiene.



i0 Na[iorral Hou iing Agency, li'etlct'll l'rrltlir: Ilousiltg Authot'ity

"l)ubli,'ilotrsinig^ Dcsign -.,\ licvi('\\'of L)x1'li'rir-'ttt'c itt l,ow-llettt lI<lttsirtg"
II. S. (,,.)ven)ment Printirtg ()l'lict', J.u.ut' 1l)4ti

This rer iew, a summary of expc'rienec' gained during more than a decade

in planning low-rent developments, is offered to point some mistakes and to

chronicle sorne solutions of problems encountered. Unlike the "Minimum

Physical Standards and Criteria for Planning and Design of I'. P. H. A. Public

HousingProjects", published by the F.P.H.A. in 1945, it contains no rules

which must be followed to satisfy legislatirn requirements.

Minimum standard sizes may be poorly suited for their purpose if they

do not take into consideration the kind, number, size, and placement of normal

furnishings, household equipment, and utensils and supplies of all sorts; irt-

cluding those used frequently, and those used only occasionally and requiring

storage for a long period.

The book also quotes from "The Livability Problems of 1000 Famiiies".

Following are statements that describe space needs.

Inside and outside recreation facilities should be provided, and pro-

vision for home study should be made for families with children.

The kitchen is the shop, laboratory, town ha[[, and general headquarters

in public housing. In addition to cooking and dishwashing, it is used for;

dining by 8970, entertaining by 2570, chiLdren's study by 32?o, childrenrs re-

creation by \flo, clothes drying by 32Vo, ironing by 821o, sewing by 2710. In

addition, it is used for care of the baby, and making general repairs. There

were serious objections to the need to carry garbage, clothes, etc. from the

kitchen through the living room to the individual's yard. Tenants almost

unanimously preferred a definite separation between the kitchen and living roorn.

Many living rooms do not have maximum use, because they have the familiesr

choicest possessions. The [iving room is used for childrents recreation by 8fl0,

children's study by 38%. It is sometimes used for dining, and planned for sleeping,

However, most families prefer to sleep in the bedroomr even if it results in over-

crowding. Planning to aecommodate guest sleeping in the living room is recornmended

t



50 National llor.lslng Agency, Irecler:al l\rblic l{ousing Authority - (cont'd. )

Most families prefer to dine in the kitchen. If possible, it should command

a pleasant outdoor vievr. The West reported dining in the living room as especially

important if laundry is done in the kitchen.

A larger proportion of the bedroom floor area is occupied by furniture than

is the case with other rooms. Windows and doors account for a large proportion

of the walls and partitions. These facts make tidiness in bedrooms difficult. The

room should be large enough for a 9rx 12t rug, and for a double bed. No twin beds

in projects visited (Pennsylvania). Windows should be low enough to see out white

sitting, and to attract a breeze when in bed (California).

Placing the water closet adja.cent to the tub in the bathroom provides a handy

seat for the mother drying small children. An approach to the bathroom through a

bedroom complicates possible use by guests and by family members sleeping in the

Iiving room. Women like tubs, men like showers. A shower in the tub is a good

answer.

In addition to normal storage in kitchen cabinets, broom closets, linen closets,

bedroom and guest closets, there are needs for: cool storage, for food of families

without necessary refrigeration (or who store garden produce); toy storage, which

is demanded most vociferously; and general storage, preferably in the basement. In

basementless dwellings, the general storage should tre within the unit. When possible,

grade storage should be made for perambulators and bicycles.

Adequate provision for the laundry may be made centrally or in the dwelling.

Facilities in the dwelling include a deep tray in the kitchen, space for operating a

washing machine (and its storage), drying space outside, or if necessary, inside,

and storage space for the ironing board and its accessories.

Recommendations are also given for planning of stairs and stair halls, porehes

and household safety.

I
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3L Nichols, A., llussell, 'f . S.. Wootl. -r\, I'.

"Space Itecluirerr.rents for IIse ancl Car-e of l,aundrv Appliances"
,Iournal of llorril Econotnics
pp. 185-1t19, Murch 1961

'l'his stucly identifie s the variation of clearances in front of equipment

required to perform laundry activities comfortably and efficiently for washers

and for dryers, each with three different types of openings. Measurements of

the activity spaces were collected on a stratified sample of 36 women. Movable

r.valls were placed in front of the appliances, while basic laundry activities were

performed. See Table XII in Appendix A.

The measurements are given for three sets of washers and dryers usecl in

the experiment. Each set had different types of doors. See Table XI in

Appcndix A.

'Ihe space allowances recommended ranged from 28" to 42", depending on

the appliances and activities performed. With an allowance of 12", 95ci of the

subjects could perform all of the laundry activities'relative to the use and care

of any appliance.

'fhese results support McCullough's findings that body,'use is rnore important

than boclv size as a space determinate. Where comparable, here space require-

ments !\'ere somewhat higher, perhaps because of the floor space for laundrv

basket.

'fhis report is based on I'Scientific Papcr No. 2016. Washington Agricultural

Experiment Station, Rrllman. Project No. 826.

t



32 llarnsey, C. (;. and SIeeixrr, II. lt

"Architectural Graphic Sttrrrrlarrls l or Architccts, l.)ngineers,
f,}lcorator'8, $qil{1rrs, irntl l)r'aftsrncn"

Ii'ifth Iiltlition; Mav 191'rG

This is an illustratod referencc on standard construction and plaming

practices for all types of construction, with complete infornration on

planning criteria for residences.

Special care has been given to preparation of'drawings that illustrate

all standards. The criteria for household plaruring include sizes of

furniture, equipment and recommended clearances for activity. See Table II

in Appendix A.

Basic types of rooms are illustrated to indicate the use of the criteria,

illustrating recommended sizes ranging from minimum to very large. These

arc illustrated for: the living room, kitchen, dining roonl, bedroom, and

bath. See Tal:le I in Appendix A.

t
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33 Schmidt, John L., AIA; I{,r,'is, Walter I-1., AIA; OIin, Harold Bennett, AIA

'?Construction lxrnding (iuiclr, - r\ I-landbook of llome Building Design
and Constnrction"
United States Saving altrJ [,oirn Lcagrre
As amended Oct. 1967

This guide was published tr, help home lenders evaluate accurately the

rlesign factors, constnrction techniques and materials which affect the long-

term value of the home.

The guide consists of five separate sections on Land Planning, Design,

Construction, Appraising, and Construction Loan Procedures.

A guide for space planning is given, but is not intended to serve as a

manual of minimum standards because room size alone can be misleading.

fhe shape, layout, and relation to other plan elements are just as important

as dimensions.

A well-planned living room avoids cross-traffic. A relativel), sntall

Iiving room is more compatible than a large room. The living room ma5' be

too large for the ideal conversation circle, approximately 10' in diameter.

The size of a dining room must be adequate for circulation through the room.

The guide for bedroom planning suggests activity space around the furniture,

furniture space, and access space for doors and closets, The kitchen guide

establishes cabinet frontage, storage, and activity space criteria.

Minimum room size recommendations are listed in Table I, Appendix A.



3tt Schrocrler'. Irrances De N.

"Atra[orrr-v [or Irttcrior I)cs iglrt'r'li"
Whitnt,.y ['ublishing ()r>rrt1rltrt.y, Il),1(i

.P'
'fhe funrlanrental rlcasurerncnts ol thc hunran anatorny are illustrated,

as well as exanrples of dimensions and clearances for comfortable furniture,

and stairs and passageways of houses, offices and restaurants. Addttional

illustrations establ.ish the dimensions required for serving and eating, lounging,

conversing and recreation, and storage.

?
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35 tJnir.ed Nations

"Manual on Self-Help Hou.slng"
Department of Economic anrl Social Affairs
New York, 1964

This manual identifies the bzrckground on the world's housing needs for

low-cost housing. [t states that, rvith nraximum self-help measures, costs may

sometimes go as low as $500 per dwelling unit for urban dwellings, and $200

per dwelling unit in rural areas; and even at these costs, are probably beyond

the means of most families today in the developing countries of Africa, Asia,

and Latin America.

The permanent house sizes needed depend upon many factors, the most

important of which are: family size, family income, financing resources,

availability and cost of land, building materials, and acceptable social standards.

Good design must consider the conditions of climate; geography of the site;

animal, reptile, insect, bacterial and chemical conditions; and danger of fire.
In addition, some houses must include outdoor and interior open space for
privacy for animals.

Self-help houses have varied in size from one large room 10r'-0rr by 1&0"
to 1,000 square feet. As a rule, any standard, well-constructed house of 400-

8O0 square feet can be found in most countries, and could be built by organized

self-help groups. [n order to build the smallest possible houses for the lowest

income families, it is important to make these houses expandable. It is also

important that the designer do social research and meet with prospective home

builders, continuing observation of the use to whieh the living spaces are put,

in order to obtain valuable information for future improvements of low-cost

houses.



36 U. S. ll'partn.rent of Agrir:ultulc'

"llt'rlnroms and Clothes (l los(.ts"
FIouse I'lanning Aicl
tl. S. (iovcrnnrent Printin{i- (Ifjccr
I\rblication No. 100,1, August, 1:)65

This lbur page leaflet illustrates recommenrk:d minimum space for

various bedroom activities, and nrinimum roorn sizes for optimum arranged

furniture rvith standard beds. See 'fable I in Appendix A.

Closet rod length and depth criteria are given

j
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37 Wanslow, Il<lbert

Kitchen Planning Guide
University of Illinois
Small Homes Council-Building ltesearch Council
August, 1965

Results of graphic analysis conducted by the Small Homes Council-

tluilding Research Council on the sizes and shapes of rooms which can

efficiently accommodate a complete kitchen assembly.

The series of plans was developed to satisfy the requirements of the

kitchen scoring system developed by the Small Homes Council-Builcling

Research Council in Circular C 5.32 (Item 21).

The plans demonstrate that a good kitchen can be provided in 58 square

feet if the doors and windows in the work centers are properly located.

Comparison of the plan shows the liberal kitchen can be provided instead

of the minimum kitchen with an increase of 20 square feet in floor area.

The guide includes a detailed deseription of planning standards for storage,

counter, centers, work triangle, space for activities, doors and windows,

ventilation, lighting, and safety.



38 Wickcndcrr, Fl

"'l'he Lrrglrl ltight to a Mininrrrnr lurt Arltlr;rurtc [,t'vcl oI Living"
.lott t:tritl oI l!orr rc Iir:ontllttir: s

Pagcs I4 - l1); \.'olurne 59; .lrtrrrr:rry, l$57

No public benefit conditioned on "needr', rrpovertv". "income deficietc)'",

"a means test" (choose vour tcrm, but the reality is the same) is ever going

to be as satisfactory to the person on the receiving end as one which does not

make distinctions between the "haves" and the "have-notsr'. And, this is true,

whether the benefit is called 'rpublic assistance", "8 poverty program", "public

housing", ttrent supplementt', ttstamp plan", ttchild nutrition", "low-income

educational aids", or "a negative income taxr'. These are all expedients for

alleviation of poverty. C)f course, so long as we tolerate the poverty, the

alleviative remedies witl be necessary, and should be improved. But, we

should set our sights on preventing poverty before it occurs.

Instead of these measures of relief, the author recommends a combination

of programs, including "a guaranteed job", 'ra guaranteed annual wage",

"guaranteed reptacement income" for the old, "gubranteed health provisions",

"guaranteed public education", and I'guaranteed social services".

Any program which assumes the continuing willingness of the self-support-

ing tax payer to subsidize generous recurring appropriations for a major portion

of his fellow Americans, which are already a burden on the public assistance

system, is unsuited for the current political and financial pressures. These

defeatist assumptions are not necessary. We have the means and the faith in our

own democratic capacities tb make the great society one in which povertv that

needs to be relieved is the rare exception.



39 Withrou', .I. L. , 'I'rottern \' \

"Sllacte for lcistrrt,r Acti', itics ol' 'l'r.enagers"
.Iournal clf Home Econorr ics
pp. lt59-3G2, May, 1961

'l'o evaluate the space &nri ecluipment available for leisure-time activities

of teenagers and adults, 30 fanrilies were interviewed in Lincoln, Nebraska,

Information was collected regarding leisure-time activities, frequency of

participation, site of activity, equipment used, and its place of storage.

The size of the families ranged from three to nine. IVIore than half of

the families reported incomes above $5,000, and about one-third of the pareuts

had attended college. More than two-thirds of the houses had seven or more

rooms, and all were in sound structural condition.

Tables )flII and XIV of Appendix A, taken from this report, summarize

the leisure activities in which the sample families most frequently participated

The most common location and most frequently occurring equipment are listeo

in these tables. The report also lists the family member (teenager or parent),

total number participating, number participating once a week, and number of

families storing equipment.

Too many activities of a diversified nature were carried on in one room,

and not enough use was made of available space.

The list of activities was divided according to the nature of the activitl'.

See Table X. Some of the activities might well be carried on in different

locations, depending on other family members' activities at the same time.

Three distinct areas for leisure activities were recommended: private,

social, and active. Within these three areas, space can be developed for more

than one use by arrangement of furniture in the groups, and according to use

or the construction of storage units.

Private and quiet activities are best carried on alone in a room or in a

room where other people are doing quiet activities. Social activities tend to

exclude other members of the family at the time. The activitV are-a can be

planned as a second social area to reduee this conflict.
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I. TIIIRODUCTION

1,6e combinatlons of nu1tldisetpllnes approprlate to the diverse

flelcls suggested by sueh te:ms aB "poorr ""houeingr ""needsr ""urbanr "

"perfomance standard.s, " and "social" present a scope of effort of

ovenrhelming proportions. At the same time these terms constltute the

referenee polnts of a national- trauma. TLre urgency attending the trauna

has expanded these subJects from the province of the soft scientist and

professional to the larger domain of tbe general public. Informal. radio

and television panel dlscussions, newspapers, and magazines eompete daily

with the traditional speclallst journals as infotmation Eourcea. fhe

confrontation between dlsclpllne groups and urgent trauma presents a

classlc confLict. Disctpline activlty is analytically inspired. ft

searches, Burveya, explores ancl finally documents. The operational d.e-

mands of urgeney, however, are directetl torard action ancl ehange, and

gravitate to a sole criterlon: relevance. The approaeh adopted in this

report, therefore, has been to d,etermine the central issues of each

toptc, relate and eonneet these issues withln a consistent social housing

viev polnt, and then attempt to formulate their operational i:rrplieations.

In this report, the eategory of urban poor has been direcr;1y eguated

tr the poor Negro in the urban ghetto. No effort has been made to val.idate

this prerni-se. To th'"rse who accept lt, further e1.aboration woul-d. be a

s'.rperfluorrs exerei.sel to th,rse whc reject it, supporting argurnents beyoncl

the contelrL of the report ltself are not l-lke1y to be convincing.

-1-



lltrltney Young and Kenneth Clark have repeatedly observed that the

rnesslve reeearch efforte on the urban llegro is approaching grotesque

stagee. ltre tolerance antt lntience that the Negro has exhibited to

being researehed shouJ-al not be exploltect. Ehis situatlon has been a

prlnary influence both ln our pursuit of oper"ational relevance and tn

our conclugiong.

Ttre ueefulness of this effort begins and ends wtth the tbree pro-

posals whlch conelude the report. The Detrnrtnrent of Eousing anti Urban

Development (II.U.D. ) must cteeicle whether the implernentation of theee

proposals ean appreclably eontrlbute to the successful aeeomplishment

of lts mission. In lte evaluation, recognition should be given to the

abeeDce of any reference to existing E.U.D. "Minimum Property Stand.ards. "

ft ls thls quantl.tatlve approach of existing housing programs which must

glve way to a more responslve syetern of performanee standards based on

a varlety of soeial needs. fn the lnst, the decislon of not introdrreidg

soeia-l needs into the process of translating product-solution standartls

into performanee standards lras a crrrelal one. It took decades to dis-

eover that sir:nply replacing inferlor housing with adequate, new housing

was lrrelevent to the reality of the ghetto slurn. The rcle of soeial

needs of the urban poor ln d"etermintng perforrrurnee standards for housing

Do6es the adil-itional responslbility of baLancing several programs, each

havlng a d^lfferent goa1. H.U.D. will have to conslder the al-ternative--

what are the possibilities of public housing for the urban Negro to be

eoclal-1y relevant if the dlreetlons lnd.icated in the p.roposal-s are ignored?

-2-



II. HOUSING

A. Burden of a Legac-y

The evolutlon of Bovernmental intervention ln housing has

been lnfl-uenced. to an extraordinary degree by the environment

and ideology of lts orlgln. The gradual, legislatively sectional-

elaboration of natlonal poliey on pubIlc housing has conseqr.rently

been burdened. by a legacy of consid.erlng housing 1n the context

of a non-social, asoeial, and only lneidently, as a soeia-t. endeavor.

From the beginning of its involvement in the early thirties,

goverrunent has viewed the problem of housing in terms of inventory.

Staternents regarding housing goals and objectives did. not go beyond

the fevel of the grand abstractlons--more housing, better housing,

housing for afl-. Ttre cal-l for ection, and. its underlylng rationale,

was not unl-ike that for the transportation problem--more hlghvays,

better highways, highways for al-l. Because inferior housing

ccnditions are graphieally vlslble and measurable they occupied

an important part of the reformer's brief. Ironlcally, these

speeifie houslng data were more effectj-veIy employed to support

actlon on poverty and general wel-fare tharr for housing prograrns.

Housing, a signiflcant sector of the national econom;r, has

been further estranged from soclal needs by its u6e as a means of

rnaniprrl.atlng economie behavior and. eycles. fhe goal of "a clecent

home fo:r every family in a suitable enviornment" establ-ished by

3



the Hoursing /\ct of l9l+9 was obscurecl by the stabecl goal that

the r\ct "is necessary to enable the housing industry to make its

fu]l- contribution toward an econor\y of maxlmum emplo;rment, pro-

d.uction, and purchasing power. " S;rmptomatic of the mar"ket place

and reaf estate function of goverrunent houslng is the influence

of the filtering process by which housing, as well as other hard.-

warere.g. automoblles, is passed down through the various soclal-

strata as its economic val-ue and soeial- desirability diminish.

The concern for "price ehanger " "shift in occupatrcyr " "d-eprecia-

tionr " and "stock f1ow" which relate to filtering contribute

however lnadvertently to asocial perspectives. By stipulating

that new public houslng conforrn to the attltud.es and pattei"ns of

existlng neighborhoods , the Housing Act of 1937 tacitly suppLrrted.

segregated housing. In this respeet, the unfortunate influence

of this Act rnust be regarded as a fail-ure to p.rope.rly structure

and define the social responsibil-ities of housing rather than as

a eonscious attempt to practice racial discrirnination.

I'he ilomantic ideal- in which rural- vir+uue is cont,rasted to

urban vice may be obsolete, but its inf-Luence stil-, s.:lvivc-s.

'/ith the assistance of government financing, sairrat-'icn ,i'-,.-otii ',-r:"ban

sin was to be accomplished by practicing the virLue cI' hone owner'-

ship. In practice, this assrmpti-on of an a}l incJ-r-rsj-ve rnid.d-I.e

e.l-ass has a1'-l'ccted even the ircu.sing prc{Ir:ans w:-1-.h i;ire;irost exi.lii-

cit and clirect ccneern '"rith the urban poor. QLratifj,eaLj.on ,[,.l::

l+



.)bl,aining putiltc hrtrrsing tlas been specified in terrns clt'a qttasi-

'r.irldle c iass llroup called the "tleservlng poor. " ','Illat relneins

corrpJ.eteJ-y absenb are performance criteria for the neetly poor.

rilthorrgh their intentions may be benevolent, minilntrm prop€r+r,/

standards based upon middie class values are & tangible d-ernon-

straLion of the discontinuity between the social. needs of the

urban poor and the hor:sing rationale.

B. Housing Goal-s

'rftrether by intent or inadvertent resul-t all- housing :nust

correspond. to a pattern of goals which reflect the technclosica] de-

vel-olment and. economic l.eveL as velI as the values and aspirations

of society. The first officlal intervention on housing took p-laee

in -t83'/ when a New York City health inspector reported. 'r,he con-

neetion between housing conditions and the spread of epidemies.

The goa-l, in this case, is motlvated by the self-protection cf

people outside the substandard housing as :rueh as by e concern

ft-lr l,he inhabitants ,.rf the housing that nurtures and transnits

clj.sease. In 1t67 the goal of health ancl safety was fornulated

in the tenernent housing law by the New York -legisl-ature. Befi:re

the fundamental standard of ventilation was required. in 1879,

however, 3r0, OOO windowless rooms had a-Lready been constructed-.

Spurred by the sc,cial concern of a srnal-l but vigorous group of

inciivid.ua-1-s anu or6anizations, rnunicipalitj.es gracluaJly progressecl

tr



t,,-twa:'rl the lno.re enc.)iflpassing goal- of she]ter.

ilor goverrunenl, i,.Juslng, that is, goverrrment, finaneed housing,

thr: goa i E were thclse dictated by the reaf estate standards of

u<.rrtgage investrnent. The market place d.emand for a suitable

living environment was imnediately translated. into the nev goal:

ameniby. Ttre confllct created by the cllsparity between the gcal

oI' arncnity and the real-istic housing need.s of the urban r!.)oor r.ras

inevitable. Its ul-timate effeet was to exclud.e tiir: i,cor irith

the most pressing housing needs from receiving dirt.."' assistance

from the goverrunent and left them rvith only the passive hope that

the benefits of flJ tering wou-l.d reach them. Ttij.s is , . t, a ecm-

rnentary cn the viabil-ity of the filtering ,r'.r*o"". Nor should

the faet that fil-tering d.oes not directly relate to t]'- hnusi-ng

neerls o-l.- the poor necessarily comprornise its potential con*;i-

bution. l^ihat nrust be recognized. and. underlinecl is that vhen

-flij Lering fails to function it is that gro,-lp of poor least pre-

parecl lrhieh is most vulnerable, ind.eed, the victim of its fail-ure.

'Ihe pro:.ressive influence of soeiaL need.s on housing goal.s

is shorin in Ftg. I. The urban reneval and d.evel-oprnent progralns,

the use of ci:iumunity facilities, and more recenbly, the Demon-

stratii-:n Cities li.ct, are an indication thab the goal of auenity

has been generally aecepted. Nevertheless, the coneept of the

irndeservj.ng poor survi.res ancl rrlaces a precarious ceiling to the
i 
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HOUSING LECISLATION

Flgure J. SINGLE GOAL HOUSfNG

The single goa1 concept of housing (arrow)
i-s replaced by a multiple goal anproach
consistent with varied. social needs anct

available eeonomic and technoJ-ogical re-
sollrces (area inside the eurve).
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arlenity content of pub-Li.c housing. fhis attitude is embedd.ed. in

the rofe of government as a distrlbuLor of housing pael<ages

stamped: "To the Poor - Financed by the U.S. Government - Handl-e

vith Econorqy. "

Mren housing is viewed. as a social instrument by vhich the

goverrunent attempts to respond to the stlcia.l- needs of the urban

poor, a neu housing goal becomes inrnediately apparent. The oper-

ational Limits of social- needs suggests a rnore {ynanic stimufus

or compensatory goal. The configuration of social neecls invoives

not only quantitative d-eficlts but also the effects of defieit

living and bhe damage wrought by the forces which cause and sus-

tain those clefieits. Ttris concern has been central- to current

educational- theory and research. In meeting the needs of the

Negro chiLd in the racial ghetto, educational goals, t-,echniqrres

antl teachi.ng attitudes have been drasticalJy re.,'j-sed. tl) colrnt,eract

the forces which disadvantage the Negro chil.d rathe:: than the entl

product, the ciisadvantaged. child. Itre conrpatibiJ-ity between the

social neecls for housing and for edueatir-'n would. indicatc tiraL

the strategy for meetlng ed.ucational needs is equally al)propriate

Lo housing and to the stimulus/co:npensa.bc;i:y goa-i-.

The stirnulus 3oa1 complementsrdces n:t repJ,ace, other grnls.

fndeed, the relevan'r issue is the recogni'tion that any one, single,

goal wi-l-] be incongruent with the nr,unber:fnd. variety of l:r:r1si11g

a
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needs and, eqllall-y impo::tant, wi,th the capability of techno1o6i-

ea.l and eeon,'rmic resourees to satisfy those needs. Past expe.ri-

crce,lf prrblic horrsing has clentonstrated the fata.l. er'r't)]'of the

single rninirnum standard. The effeet of rlgidly establishing

the housing goal of amenity is to eontribute to the perpetuation

of housing which does not meet the goal of shelter, and often

not even that of health. That the single goal structure of hous-

ing tends to be conceptually arbitrary and socia11.y self-defeat-

ing eannot be ignored. Figure 2 schernatically lnd.icates how a

set of d.ifferentiatecl goals eould. be app]ied. to the progranuning

of housing efforts. If houslng ls to be consid.ered as a social

instrument interaeting and complementing parallel efforts in eco-

nomic opportunlty, educatlon, welfare etcrrit will have to assulne

the responsibilities of lnteraction. The definition of variable

housing goals consistent with variabl-e needs is the prerequisite

for the all.oeation of resources ln an envirorunent of eompeting

dernands.

C. r,^':nalo,qies f or Mul-tiple Housing Goals

As part of hls adaptive node of life nan ini.tia)ly iei,,-:_'l-opeci

shel-ter to protect ancl extend. hls clinatie viabiJity. The br:nefjts

of shelter lrave been further extended so as to promct,e_- hygienic,

farnil-ial, eoirmiereial. and socia} viabillty. :is the need. for these

extensions ber:arue eviden'L they were, in tire'i.r tlrrn, inc,:rrpor-atecl

t
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int,o prrblic housing goal-s. It has been suggesterl that the effort

to lnerease the social impaet of publie housing with the goal- of

arnenit;, be anplified to include a eompensatory/stintulus goal-

(Figures I & 2). .Amplification of housing goal-s, hortever, satisfies

only an inltia1 phase of response to the urban poor. fhe eompletion

of that response d.emands varied configurations of these goals as

they are mobilized against variable deficits. I-igure 2 schematizes

one sueh eonfiguration. Severa1 analogies from biology and psychclogl.

are offered, bel-ow to support the validity cf this aporoach.

A nutriment is d.efined as that substance whcse intake and use

sustains life: promoting growth, replacing loss and provid.ing enerry.

As such, horrsi-ng may reasonably be eonsidered. as n:uch a nutriment to

the h'*rnan diet as food; conseguently it rnay prove fnr,ltfrtl to eval-

uate the creation, use and displacement of hc-rusing thrl,L.rgh anal.ogies

f'r',:.rrn the eoritestible diet.

Rene Drrbos in his booh, Man iiclaptingl', points out inan's reaiark-

ab,.e capability to aclapt to varied envlrcrunents and. the diets whi-ch

they provide. Even within a single environment the goal- cf proper'

nutrition ean be approached via many different avemres. Prirnj.tlve

trlbes sometimes must adapt to drasticaliy divergent diets frcm

season to seasr:n in order to su:rvive. They usuaiilr 6o sr: qrr'lte eorn-

petently, inevitably experiencing, however, alimentary dlstrrrbances

as they shift from one diet to another. Ihe analogy sugges-r,s that

a

a
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the p1o'risir-ln Of h,:using must respond to varierl envir,lnrlenl,al

rlernands, anri that where this response invoives changes in existing

e,)ncliblonS, no matter how appropriate, sorne ternporar..v' rlistttl'bance

wi-l l- rcsr.tIt.

I;rrproper nutrition manifests itsel--e in three categories:

,.rrrclernrrl;rition, r,rhere there is a d.efieit in the clietl inalnutritlcn,

wherc the re is not necessarj l.y a def ic.lt at hand, but rather an iril'

balirncc: in the intahe; and overnutrition, r+here an in'Lake that prii-

vc'rl<es a ri.raximurn growth rate preelud.es the possibiiity of an optinrrlr

'at,e of growth. In order to mo.re from undernutribion in public

hr;usirrg to beneficia-L nutrition a ne\^I intake is reguireo uhich 'rifl-

initially compensate for past d.eficits (in dietary teru:s, a vitalr:Ln

pi-1l) and go on to insure the maintenanee o-fl nutrinents i,'hich',rill

prcrmote growth, repJ.aee l-oss and provide enerry for l-ife in the

r,rrban situaticn. A proper diet, however, is a function of the natui:e

and demantls oC the environment. Parameters concerning approaches

towarcl the conpensatory/stimulus goal nus'; acc,ount for the va::ied

situations ,lf urban pocrness and then establ'ish housing diets for

eaeh situation. The anal.ogy from na.l.nutrition, in tersrs oll the irr'-

ban poor, sr.rppor:ts the suggestion for programs r.rhich ccilntei'act con-

ditions of horrsing imbalance, rather than deficit, with respect to

other resources (health, eclueation, enpJ.oytlent, ebc. ).

l_1 -



()vL. I'nut.r.ition tl inrinj.shes the abili ty Jl' ori ()r6arlisrrl ti, r:'r:.li.il, litl

to its surrL)undings: rnoJreovel: the llee(i foi' i-nteract,ion is cclrral.J-.y

climinished. fhe d.isparity be'cween the malnrrtrition and unCc::nu.l.ri-

tion of the ghetto and the relative overnutriticn of the natiln-at-

large has been a souree of divislon aftet: thls iashion

A eufture mediun whlch enabl-es and enccurages, ,.r,1"er:i induces,

inte;'aetion among its oecupants must precede any e.,.it:i.ina';ion of the

T

ghetto's rlef:leieneies and the perforation of its bcundalies. lr.

sIr:iking r:rorle.] for sueh an environmeirt exist,s in r.'ta-.1..i:: ci i;i--,1..riXr-,

as explaine<i by Rene Drbos in l'{an Adapting:

There are thro:tghr:'rt the living ir,rrld c:rirlt,].cs; trpt-.s
of symbiotic associations, in whickr b,-rth 1rirrLners Lte-
rive advantage from their n,;tritional c.;rlll j.:lcntari.ncss
and often require each other's presence .[o ci)inpiet,O
thcir deveJ-opmenb...

Under orctinary c:.nditiclns of cu-l tur:'e, th;., t,ri.1;a antl 'cht:
rrn;i.ts ci1;her rleve-l.cp indepenir+:it-l-y siC,: b;r 5j-rls ..+"i th,:;ui.

unitlng to fclrtn a lichen, ur rrio:e eoi:r,:.--,.r.lir :ne ac'ts; as,

a l)aras jte for the other and dcs;1,r'.;i.s il,.

'Ihc t'.1::st step in true Iichen s;,,-n'l,hes-Ls i,n i:'lc -l irbri'r,t-
tirl'Jr 1.ra,S recently acheivec 'by L,ire si::lp , ,-, r,r:-i i,-l ,.1:t,: ,, l
ris-r-ng a cu-]-trrre med.ir-ulr so ctiiicie:rt itr;'..r'.i.'-.r rna--,.;. Lita--t

ne-i ther the alga nor the fun,.;us cr-rr-r.l-r.i ic\.r,:-i.i r -;r-r .;-,.
l'/he rrbhe tr'ro organisins l,rei'e pi.accci siii.e 'i:y s.i:ic ,,;t-r .',,it: ;;
r.lcl'iej.ent ilediun, asscciatirln tcic:ll i;J-i:ee l:-:i-..,'r:a:il i.l',er"r

an,l ::esrr-l,t.r:cl in lichen develc,r:ilr:n1,. rlcs L-:".: ti 1 lir-;i
flnrl:lng j,n t,ei.ec'-l.o11ieal terlns, t,he -richr:tr -r,i .1.;r'irrr:'l
whr-:r:t j-i;s t',.ro constitur,:nts need. 'ua, 'cec,),li: it:;s:itc.i ,ii-r--ij iir
ol'd:,:r' 1,r: clevelop.2

In li,rnan 't;c::rns the rk:l'iciencieL; uhi.cli rr.)i.tl (.i. (1.)i;i:tn,l a ;': "',,il1i,,..rt.i.C

ar;soci ai,.i,.rn t.,ctr'reen t;hc: u:rhan p()cr a.ti1 Lli€ urban r.-n- a, rrrr t.t:i rl l,-,J.
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be createrd Ln order to encourage symbiosis; these deficietrci-es

exist ui.rclay throughout the urban housing proccss. ilhat nrtrsL bc

ereatcd, hovever, is a realizetion o1' tttis dt--I'iciencJ' ol) t.hc l)nlt.

of the white maJority: that sr.r long as the constituents cf one

society are divoreed from each other the viabitity of that scciety

is threatened.

In eontrast to the spontaneous interaction of non-conseious

unieell.ular organisms in the face of a nutrition d.eficit, the

program of public housing is a highly conscious infusion oi' nutri-

rnents from one group of human beings to another. The process of

nrrt,rit i.on transrnlssion must recognize the mutuai benefits of in-

teract,icn betueen the transmitter and the reeepto:' in crr"J.er tha'r.

it does not degenerate into a grud.ging charity on the cne hancl or

self-destructive dependency on the other. Dr. Bruno Bettlehei.n's

irork with autistle ehil-d.re#testifies quite clear,i, to the thesis

that the value of a nutriment l-ies not only in its substance blrt

equally in the manner in whieh this substanee reaches the recipient.

fhe nurs.l-ing must not onJ.y be permitted by the mother to tal<e the

breast, he must al-so be encouraged in his activity by an ei'fc::t

cn the rnother's part. The confidenee with which the mother apprcaches

the infant is often transl-ated into eonfidenee on the infant's part

as he in turn approaehes the nother.

-13-



Dr. Bettl-eheim's work suggests that the need for action in

a conbext of mutuality is central. to the nutritionaI prr:cess.

This rnutual c,rntext, in which the nutriment substance ffovs in

one direction but the lnteraction of both parties party sustains

and eneourages each other, aids in creating a eruciai sense of

causality: that oners actlons, irrespeetive of one's status,

somehow make a differenee ln the worl-d.

,
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I]T. UII}AN POOR

r\. User T!4poJ.ogy

/rny attempt, no matter how brief, to scan the d"imensions of

urban poorness must concern ltse1f firstly wlth that conditionrs

compositlon; it rnust then eventually seek out the boundaries of

that condltlon. The facets, however, whlch internally define

the urban poor and ultlmately selnrate them from larger society

are charaeterlzed. by an otrncity which precludes any facile classi-

fication.

Ihat the ethnic lrrnigrant g[etto of the United States has

been traditiorully considered. a resource, while the Negro ghetto

has beeome a llabillty both internally and externally, is a rneas-

ure of the density of the present situation. Although the nation

has J.ong slnee beeome aware of the d.iversl+.y which characterizes

i-ts ethnic secto.rs even while these sectors rerein within their

traditions, ib has not d.isplayed. the ability ni:r the tendency

to reeognize the clifferentiation withln the larger conditicn of

the Negro ghetto and deal- with these differences accord.ingiy.

Comprehension of the ghetto's internal diversity is a vlta, pre-

recluisite for developing an appreciation of the present si--rra-

Lion. Bcyonrl the eomposition of the interior realm are the equal-

Iy important facets of that reaLrn which join it to the l.arger

society. It is aiso at these interfaces that tiie ghet';o m-'ls"

L5
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be understoorl .

One approach towards a comprehension of the Negro ghetto's
l+

interna-L differenttatlon has been made by J,rhn R. Seeley (see Tab1e 1).

The difference between necessity and. opportunity and the difference

between permanence and change have been utlJ-ized to develop a useful

typology of slum dwelfers.

Types and Subt5pes of Slum-Dre1lers:

,

t

Likeliest
term of
involve-
ment

Primary reason for slum lnvol-vement

Necessity Opportunlty

Permanent

Temporary

I 3

2

a. The lndo]ent
b. The "adJusted" poor
e. Social outcasts

a. The respectable poor
b. The "trapped."

Fugitives
Unfind.abl-es
"Mode1s "
"Sportlng Crowd"

Beginners
"Clirnbers "

"Entrepreneurs ''

a
b
c

d

a
b
c

l+

Table 1.
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The sl-unr for many of its residents is a condition thrrrst upon

them by necessity; others see their residence there as an opportunity

for activities denied to them elsewhere. Sone residents in both of

the above eategories regard themselves as temporary residents; these

are cal-Ied by Seeley "temporary neeessitarians" and "tetnporary oppor-

tun1sts". Others regard. themselves as permanent residents; these are

referrerL to as "permanent necessita.rians" and ''permanent opportunists."

The affirmative aspects of ehange and hope are inplied in this cliver:-

sity by Lhe terms temporary and opportunity.

Ttre clariflcatlon of areas of d.iffering d.efieiency r,rithin the

Negro ghetto is an indispensable tool- in the clevelcprnent of proper

resource all-ocation. The variations inplieit within the condition

of urban poorness suggest the preparatlon of a variety of responses,

combining the resources of housing, social- services, education, enter-

prise, et al . fhe va.l-ue of such a classification lies in the recog-

nltitrn of those areas of deflcieney which vould be susceptible to a

hcusing so,l-ution as opposed to other areas rnrherein hLrrrsing prcblems

have a seeondary or tertiary prlority.

B. The Ghel.to: Mechanism or Container?

The opacity which has historically characterized- the interface

betr+een the racial ghetto and society-at-large might be befter appre-

ciate<l vhen viewed in relation to the ethnic lmr,ri.3rant ghett<t. The

ethnic ghetto provid.ed a staging area for acculturation. The l,ransj.-

i

J
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tion from 01d I'Iorld. J.anguage, eustoms and habits was initiated in

their neighborhoods even at the same time that a cultural eontinulty

was preserved. Ttre benefits of Amerlcanlzation were acerued. by the

first generation of children. They used the ghetto as a base of oper-

ations for entry into the society of the New World. As the ghetto

evol-ved eyentual-fy the option to leave becane open; the va1ue of this ?

option, even to those who preferred to remaln in the trari.ition of the

ghetto, was not lost on the iranigrants nor on their chlldren. TLris

option ineant increaserl sociai viability; even lf it was not util-ized

it was stil-r a source of pride and security. Those who remained with-

in ',rere nonetheless unified and reassured by the ptrtentlaJ. open to them;

those who propel-led themselves into the stream of Ameriean social life

reafized the potency of the ghetto a6 a mechanisrn. This is the dynamlc

inodel- of the ghetto.

fhe Negro ghetto has failed to operate in the sarne dynarnic fashion.

The United States has in the i;nin refused to provide to the Negrc ghetto

the sarne r.rptions that were avail-abl-e to the ethnic ghetto. In nutri-

tional terms the larger environment has caused severe deficiencies in

the diet of one of its resident organi.sms. Rather than foster a syrnbi-
C

otic relationship between parts of society it has eaused one seetol t,o rr

suffer from overnutrition whil-e another has ,3egenerated into an invol.-

untary parasitism dangerous both to its own identity and to the larger

soeiety.

-18



,'\side frr-rrri the asr\y, the jalls and the weLfare rol1s rrnn;r

Negroes do not, indeed cannot participate ln the world outside.

"['he lack of effective participation of the poor in the nraior insti-

tutions of the larger society i.s one of the crucial- characteristics
lr

of' the sub-culture of poverty" (Oscar Lewis).' This sub-culture,

tenrls to perpetuate itself in isol-ation as a form of self-protecLion.

Many sub-eultural values are thus inherited, resulting in even lover

des i.re for assirnilation by the inlrabitant and deereased probability

of aceeptance by the larger society.

i,Ihile de jure standards proclaim the sociaf and geographical

mobi i ity of al-l citizens, de facto standard.s impose a ghettc-status

upon most Negroes, regardless of social or geographic l.ocation. TLre

relative laek of optlons d"iminishes social viability and directly

begins to affect the identity of the Negro. It is this aspect i+hich

contributes to the profound d.eprivation of the ghetto. The sub-

cultural creation is a response to these insufficient options; by ig-

noring the larger society the excl-uded. group atternpts to preserve a

Iriniururn of identlty. TLre results are often destruetive: "....tlle

poverty of eulture is one of the crucial- aspects oi the clrl'r,ur:e of

poverty.' (Lewis).6

The Negro ghetto oeeupies a position diametric to that of the

traditiona.l ethnic ghetto. I.ihere the iatter was a meehanism frrr'

initiating entry lnto the larger society lhe racial ghetto has become

-19-



a container, fron which outward movement in'r"o the wor'l-cl aC large is

mini:nal. It is these d.ense boundarj.es which must be plerced.

C. New Dynarnics

Not al-l residents of the ghetto are members of the sub-cul-ture

of poverty. A large majority are guite attuned tc the vaLues of

Arneriean s,rciety and are attempting, or would like to attempt, to

engage the opportunities of that world. It is this reality which

ernphasizes the destructive capacity of the ghetto-as-container.

lhe nev dynantsn needecl in the ghetto would revet:se this tendency

by recognizing that the varied positions and eapabilities of the

ghetto residents call-s for a vari.ed. response by society. Poorness

exj-sts cn many ievels; the rescurces at hand- ought i;o be wleld"ed so

AS to add:'ess the particular deficit of the ind.ivid.ual fami-iy. Thj.s

deficit may be in the basic necessities cf l-ife or it nray extend into

the realrns of shelter, emplo3nnent or education. John T\inrer in his

r+oi'k on Peru has suggested certain contonrs that characterj,ze the

7
terrain of defic.i.ency.' He points out that two fanrilies l-iving side

by side in a Peruvian sl-um are ostensibly equivalent in their poverty.

Yet one family of day-Iaborers is rnuch -l-ess concerned, about their

sc1ua1.id living conclitions than about the probabil-ity of the nex-t d.ay's

work ancl filod. Theirs is an emplo;rment prob.Lem. fhe second famil.y

has a-l.rc;arly solj.dified. their enrp.lolment and lr,lw l.ook for"vrard. to nroving

fronr their hove.l- into a dwelling more appr:opriate to their stable,
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optimistie plospects. Theirs is a housing prob-Lem. Most fanil.ies

face one problem at a time al-ong a hlerarchy of concerns. Meeting

anrl overer:rning eaeh problem in its turn is of cruciai importance to

fami.-Lial moral-e and stablltty.

The variations within a tytrlology of "sl.r::r,-dwel-l-ers" (Table 1)

suggest that certain groups (permanent necessitarians) may be more

in need of educational. or health serviees than a change ln housing

status, whereas thcse r+ho have stabilized their ernplo;rment status

(te,np.:rary neeessitarians) *"y be more susceptibl-e to a ehange in

houslng status consonent with their generally optimistic out.look.

The gz'oup referred to as temporary opportunists is potentially the

most mobil.el they eouId. be propell-ed frorn the threshold of the ghetto

through an emphatie application of educational- and entrepreneurial

resources.

frapl.ieit in the program of varied response toward varied shelter

problems is the realizatlon that the poor constitute a d.ifferentiated.

group. Tire poor can no longer be d.eal.t with en lilasse. /rs a group

they are statistically united by the deficiencies and d.eprivatlons

whieh separate them from a viable soeial i-ife; as indivicluals their

''poorness" manifests itself across a varied spectrum of probi,ems.

2t



IV. SOCTI,I, NEIJDS

A. Uns.wtematle Systems

It is intrinsle to the complex and manlfold nature of sccial

needs that this subject be first approached. in the context o.f

large scafe systems. A-Lthough soeial systems carunot deal eomplete-

}y with anything, they tend. to affeet and be affected. by everything,

frequently in a deeislve manner. fn this respect they are slmilar

to economic systems. Unlike economie systems, however, which have

acquirecl the techniques and. scphisticated models tLr manipulate a

Iarge number of varlables, sociaf systems suffer from I laek of

coneeptual. frameworks. The basie assumption on whieh the anaj-ysis

and formul-ation of soeia1 systems proeeed is contained in Rayrnond

A. Bauer's statement: "For many of the lmportant topics on which

soeial critlcs bllthe1y pass judgement, and on vhich p,llieies are

rnad-e, there are no yard.stlcks by vhlch ti.r know if things are getting
Bbetter or worse."

Understandably, the advanced and powerful r:rociel-s of econcnie

systems have exercised the dominating influence cn the clcvelopr:ent

of soeial systems. Since it is easler to reproduce anC .literal-y

transfer than to ereatively adapt, this influence is not wjt,hcut

hazard.ous eonseguences. Many of these hazard.s converge in the

"new Philistinj-sm"9--tn approach to iife based cn the plinciple

of using monetary units as the common denorninato:: t..,f ali that is
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impor*,,ant in human 1ife. The effects of this approaeh are particu-

1_arJ-y significant, beginning with the eorruption cf the fundarnental-

cost/benefit devlce. Benefits which cannot be measured anrl expresserl

in do].lars and eents are not reeognized. In designing social prograrns

great dependence ls placed on the now eonfortable concepts established.

d,rring the Depreegtou. However, the most insidious effect of the "nev

PhiListinism" ls its premise that there should be "a single-va1-ued,

objeetive welfare function" by which al-ternate pojicies and programs

can be evaluated.. In housing, as noted earlier in see't,ion II b, this

precept manifests ltself ln the single housing-goal- of arnenlty and.

constitutes a najor deterrent 1n engaging the hcusing needs of the

urban poor.

Using the model of eeonomies as a point of departure but inte-

gratlng man resources and the qualitative varlables, Bertram 1.1.

Gross has undertaken a eomprehensive approach to social systcins.

His model- of a system ln environment, shor+n in Fig. 3, is a basie

buil.ding b,lock. The model is generated by four kind.s of bo'-ndary

erossing activities d"escribed. as entries and. exits, multip-l-e mem-

bership, resource exehange and inf,luence. Entrles into informal-

gr)ups are determined by acceptance and into formal. organizations

by recruitment, joining and pronotion. Resource exehange invoJ-ves

the acquisition of goods, serrrices, or infom:aticn (tnputs) and

their processing through a clienteLe network into outputs. Infl.u-

e,lce coi,sists of the reciprocal (Uut often urrbal,anced) relations
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thab take place rvith assoclates-adversaries, controllers-controJ-Iees,

rnisce]l.aneous pubJ.ics, as well- as the suppJ.iers-c-l-ients who perform

the resource exchange activity. Multiple membership reDresenls a

lnajor resource for the forrnation of linkages. Although confiicts

and illrrlded. loyalties emerge, nultiple rol-es are lnstn::nental- in

rnahing the urembers of one group nore appreeiative cf the values

and ob;lectives of other groups. The bound.ary crossing activity of

nrultiple membership,therefore, performs a social-Iy ed.ucative and

equiiibrating function.

A social- system is an open systen. l{hen it is not open, as i.n

the raeial ghetto, it ceases to be a system and beccmes something

else--a container. The bound.ery erossing activities indicated. in

the systern model are directly applieable to the eond.itions of the

urban poor. Ttre restrictions on entry and. mo.rementr particularl;'

vertical- mobility, are notori-ous. Segregation of rnenbership in or-

ganlzatlons aggravates the inherent role conf,licts of rnult;iple af-

filiation and, nore critically, d.eters formaticn of the l inkages so

necessary to suciai systems. Influence and power relatj-cns, whieir

are a ilreasure of the influence of a system'6 ran6ge of cperations,

are dras.Licaliy unbaianced to the d.isfavor of the Negr;,. I'inaIIy,

inadequate participation in resource exchange becornes the ove::t

resul-L of the impediments to the other three boundary crossing

activities.
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R . Tlir-- iiac iaJ ijxpr: ri-rncrr I

Iiince 'uhe res,-"--l-ution by the Ilmancipation Procll,r,irrai-ion ()l the

p,r.1 itica-I experirnent r.lt' raciaf sj-avery, the United States has been

r.:r-rnduetini4 a j-arge sca1e socia.l- experimen+-. The subject rtl' 
"1-lt:

social experiment is the sarne racial group, the Negroes, and '"he

issrre is once again one of equality--sociaf equal-ity. Tire proce-

ciure of t"his l:xperiment has been characterized. by a juxtaposi't,ion

cf the rip;hts and prercgatives of a de jure status and thcse of a

de facto status. The set of e'thical political principles d.escrip-

bive o1' A,re.rican rlemocracy were ccnsiclered as a rle ju:'e constant

whi-i.e sr;cial action and attitudes were nmnipulated as rie lacto

varlables. The varicus situations and fielcis in rrhlch the cle factcf

t)e ,jrrre gap developed. were explored as r*e.ll as tlie rlir:t-nsi,fns of the

gap itself . Location and structure of the experii:enL i{erer ntu-r-t-in1-c,

ranijlnr_{ irom the intensir.e conditions of the ghe+-to J.atrorsl,-.1'y, to

the extensivr: regions of an impoverj-shed- South, as we-l I as to Lhe

'cypical and neo-typical mid.d,l-e cl-ass envj-ronn:er-rts.

The experj.meni; was a.l.so complicated by frequ.,:rit; sithve.r.s'i.L;ns in

which there iras retr"ogression frcrrr tire de jrrre cc:isLa,t:,-):'L-.,.l .itics.l-

eqrralji,y to a cle factc realii;y of poiitieu.l inequar-iity. ilec,:nd

order c,.,nseqr.rerlces regarding the ef'feet cfl the gaps l-,ht:lrse_r ves ,)n

bhe racial group -aere i-argely ignoreci. Tire lla.l ori_t;r of obser\re.r's

anong the poprt-i.at,i.on of the United States assr-lred a reitioEe sLat]ori
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c:1rLor.tsl.y reseltbling that of a de jure obserlrer rlorc i-Ilall thaL

9fl a parLicipant observer. This attitude of detachntent 6n the

par:t of those outside the ghetto fostered. the "paternalistic dcle'

charaeter of the experiment.

iiesistance to the rationing of opportunities ano rct*ard.s,

synbo) i-zed by Martln Luther King's tr,Iashington I'4arch in l-953, be-

came r+idespread. In 19&, artieulation of this resistance was

sunma,,:ized in irrhitney I,1. Young's book, To Be Eclual, in irhich he

docu:ncnted the historical inconsistencies of avowed dcrrioc.rat-ic

i'rrinciirles with thelr dramatieally oppressi-ve ef'fec-r,s o-n i,he

Nc.groes. A racial experiment, Young pcinted out, that at best i.s

perrneated by subtle and not so subtle soeia.l lnjustices and at

worst is si.mp1-y ancl profound-l-y trihuman, is invaiid and rust L,e

rej ected.

Thr: pa::t,ieulars of socj.a.I oppression i,Iere evident tn the sta-

tisties r-.f want, disease, ignorance, squal-or end iclleness. The

gruesorne e.lfect rf sccial raticning on the Negrues is lmrtic'.1-iuIJr'

strjking when the statistics of deprivation are indicateil with I'e-

ferenr:c to the rshite raeial- group. In one cut of eve.ry fr>r-u'I{eg:-r,;

homes, the worker j.s unempl-oyed (conpa:"cd to ;ne cur oi'tvenl,J'frrrr

the whiLe, B ratlo of 5:I). One mi'll-ion Negro l.outhe are idJe (a

ratio cf 3:,1 tc the 'nrhite) one out of si>l Nc.1ru oancrl huiles is c.li-

lapidateC anci inadequate (a ratio of 5:1.) the deatii ra1-e at infanct,,
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llL.rr NegrL)es is trvj-ce that cf the white. One out of ten Negro

I,r(rrkers is i-l riterate (a ratlo to the white of i+:1). In educaticn

the Negru received. an average of lj years I ess schoollng than the

white, and when adjustmen'cs are mad.e for differences in quaiity the

gap increasecl to 5 or 6 y"r"u.11 These grim facts, r+hich are a

srnal1. sample of Negro deprivation, clearly cal-l for a special re-

neclial- effort. Ycung conc.l-ud.ed by outlining the t;rpe of understand-

ing ancl specific pro€lrans that would be neeessary to first arrest

the ovenrhe.J-nring tid.e of deprivation and. then to initiate a recovery.

In the surruner of t.967, the social experirnent of ratir:nirig pro-

clucerl a violent reaction of litera1ly incendiary proporti,rns tira"u

spread through the cities of' the United fitates, spt:Iling cut a cfear

and r,rrgent message. The experiment was out cf contro-l . A Presi-

clentia-l corruniss'ion was irnmediately appointed to investigate r,rhat

tiappened in the ghetto l-aboratories and to nake "in depth' recorn-

rnendatj.ons. Eight rnonths and JOO pages later, 'uirr: Colrillissi;n con-

f Lrmed rrhat Negro -l-caclers harl unsuccessfrrlly tried to explaJn for

years. The soclal- experiment was official--Ly aroandor:ed.

C. Inter:pretati,.lns

tifteL: formu,l.ating a reasonably thorough d,escriptic,n of ihe

urban pocr Negro, it becomes apparent that the Cescription is in

cffect a]-so a clescription of his tangibic soeial needs. The raciaf

gtrebto j-s Lhe focus of social concern anrl al-ariii precisei,y because tire
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(lepri-vat,ions oI its irrhabitants can be tneasttrer] in their lacil'-r{'

eriLp-l oyment, :-lpportunity, edueatlon, heal-th, etc. 1n systerns

tertirino.l.ogpr, their cruc-Lai poorness, and therefore their crueial-

"1 sociaf neerls, d.erives fron -bhe inabllity of the :'acial ghetto 'r..r

fLrnctitrn as a rnechanism rather than as a container. l'hen the

boundary crcssing sccial- systems are artificially const::ained,

the c,cnsequent poverty and coneomitant social- needs become acces-

si-b-r.-i ity (entry and mul-tj-ple membership), availabitity (resource

exchange), and action (inftuence) in measures of aclequacy. Kennebh

Clark prefaces hls d"efinitive r,rork, The Dark Ghetto by stressing

the distj-nction between thr: empirical- faets of the ghetto enC the

tn.rth of the ghetto whlch can be obtainecl cnly throuqh an inter'-

pretation of those facts. If any justificaticn rrer"e ncccssa:'l{ *'c.

diverting prior and excl-usive attention from the 1a:'1-;er ea'begc:";,, i;;i

the urban poor to the urban Negro, as this report iras rlone, it v,trrl ci

be oi'ferred cn ttre issue surrorrnding the rrrisr-indersLanr),Lng li' ihr:

racial- ghetbo. Thc .fal-lacious anal-ogy betuec.n Lhe classic et:hriic

ghctti'r anci Lh: rac.ial- ghe'tto canrict be vrrttten o{';' as a ltr.':": .i-u-

accr.lracy. Thr: pressures cn the Negro in 'che ghet,t.:r si.e cLJi,ix,:linllerl

by the dorrbl-e brrrden vhich i-s p-1 aced llpcn r1irx. t{e is pr'.,,1 r:i--l;ecl LnL,.,

an er"Ivirr:nrn,:nt of increrlibly d.iificult circtrri,s'uances, r:i:n*,air:r,.C

within rii51ci1y <le.fjned i-irnits, anci then subjecte,li t.r riest;ruc;ive_l y

neiat i.vr: c,,ral,,.ra tilns cf hinseif ancf hl s en:;i rontire i) l . 'l!i1r_' 
,..1i, i'_ : ..r
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Iegend specir:usly tells hirn that a ghetto is a niechanism with a-lI

the gcnerative attributes of a mechani-sm. Ignoring the differenee

between the inert container and the active tneehanism, it 'uc-'Is hiin

thal; he shoulcl be able to accompU-sh through the racial ghetto vhat

has been aehc:ived in the ol-d ethnic ghettos. fn the crue.lest of al-l

ir:r:nies lre ls, therefore, rlepri.ved of the recognition drte hini fo.::

hls heroic struggle against uneqral, odds.

T'he ine.,'i.bable consequenees are described by CJark. ''Ilu:nan

beings 'rho are forced tc l-ive under ghetto condi+- ions and whcse

daily' exlerience tell-s them that almost nowhere are they respected.

and ilra:ited the ordinary d.ignity and courtesy aecorded to ottrers r,r:'l-1,

as a rruatLer of course, begin to d.oubt their own worth. Sinee every

hunnn be"i ng depends upon his cumul-ative experiences with otlrers for

ciues as to how he shoukl view and val-ue hiinself, ehi1-cllen \,rhD are

conoLantfy rejecte<I understand.ably begin to gr.rcsbicn anC d.cub'u

whether they, thelr family, and their gror"rp really deselrve no rirore

respect from the larger soeiet;r than they receive. These cli:rrbts

becarne the seeds of a pernicious self and group-iratred, 'the }legrrr's

l-2
eornplex and clebiliating prejudlce against iti;lse. f ."

The internalized personal- situation of the Ncgro was d-anaged

by Lhe eflfeets of soelal rationing that Cl-a::l< oeserjbes. liimilar

ef,['ects take plaee on the Ja::ger soeieta] front. Here the t-rve:rt

c,onrlit!.r)ns a:ir: irore visibler;rmking the re'l-atirie aspecbs o1' depr:i-
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vaticn nore ijl-aring. In his ej-oguent I/ashington lilarch adclress,

Ma::tin l,,rther King said "the Negro fives on a l.onely island .of porr-

erty |n the nlclst of a vast ocean of material p:'osperity...and.

find.s hirnse-Lf an exife in his own .l-and. " Years later in the midst

of violence and disord.er, this same therne is echoed by a frustrated

yollng Negro who cries out: "lfhat whitey don't understand is that

;r.rnerica is a damn rich countr:y and she flashes thi.s richness in

the brcther's face and te.l-Is him, 'it aint for you'."13

The underlying rationale supporting these statements Ls nr>w

better understr:od" and aceepted. However, the ecnceptual problen

of dLgtingtrishing betveen the soeial- neecls rel evant t.r ',he racial.

experinrent while it was in prcgress ancl the needs for tire p'JS',-

experiment period remains. In the psychological phenui;rcilun l,echnj"-

caily linovn as "goa1 gradient" and popuJ-arly knoiun as "rururing homcr "

sub,lects approaching the final goel of an experiment t;,pica1J.y gain

a second vind., speed up their performance, and increase their derrianJs.

Pet;tigrcw in his Profile of the funeriean l,legro eharaeterlzes the need

o-C the post-experimental perlod as one 1n whietr "the basic problem

bec,:rnes one of not merel-y allowing Negroes t,o entel. the mains rL-eam

of lunerican Life but of enabling them to u.ra"". "''h

Identity

The preceeding d.iscussion atternpted tc outline tlre back6iround

of social- need.s as the resuit of the interaction of an intrie.atc
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rleti"ruirk i)-{.' $r)cial systerrs. In vieuing the raciaJ. ghetto as the

srrblc-ct ot' an invalid social- experintent, the wel-l ]inolm and publi-

ci,zeil hard data of social. needs were recorded. A r;rore cohesive

understanding of the r.eallty or truti of the raclal gbetto nas

approaehed by the interpretation of these data in tenirs o-f its

eauses and patho-logJ'. Despit,e the abundence of wel-I defined neecls

that this type of analysis revea.Ls, it appears useful tcr extend the

exarnination cJ the roots.

',''hether the soeial clynanlsm that has been generated by the

Ne.gro rno';elrents represents an accel-lerated evoluti.,,:n Dr a re\roli-rti,tn,

is a rnatter of scientific distinction. lllaat is of :nJre irnp,rrtaneo

is that the novement is b:th deperrdent rrpon and. evidel-ice ol a 1...-

-;i,>iirLion of awareness. fhis sugges+'s that the pa'uterrr of .'o:.ces

ancl aet ions fcnning the spectrurn cf sccial needs has a point, of

c,,nvrlrilence Ltr an el.etnenta-l- socia.l- need. iie woulci Iik.: Lc ccnsiric.r

that eleurentai need as the need for id,entity. Feu ar.e the sur-veJ,s

an<.I sl,rrrliu5s if the Negro confinecl to the ghetto r.rhich do nr,1- iri-

cl-it,le rJescripLive references to identity. 1i-ith the dorriinarit i:l-

porl;alce that it is given here, the terni is used .l_n a i.i,)l:e :jn,rl.-

ative senge. I-lobert Pc-nn ilarren enrpl,,-lyerl it, in this sense ',rhen

hc ciral,ratical ly excraimecl:

I seize the vord id,entily. It is fl l.;e,;, rvorc] .
You hear it over and over agoin. Cn this ir,.rri
rviII fr:cus, around this r.rord vi1.l gosgr,rl.sf,s, s
d.ozen issries, s:hifting, shatl-in,.-r lnto each othe-r'.
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A.Li.enated frorn the rvorld. to T hich he is born anrl

froin the counLry of which he is a citizenr Yet
surrounderl by the successfrrl val-ues of that vr>rlrI,
anC country, how can the Negr<.r cLefine hirnself?
There is the extreme act of withdr:awing as ccrnp.Letc:ly

as possible from that white uor-lcl. There is the other
extrerne of 'self -hatreclr' oi repucliat,ing the self and
one's group. Clea::1.y, neither extrerne olFers a happy
sclution. Yet there is no siinple solutrcn of half-and.-
ha11., for therillu.I dcesn't ope:'ate vith that aritkmtet-
iea.I tidirress i/

'Ihe concern i.rf' seience wlth ldentity can be traced back tsr

Freud, ',rho introduced, the concept of contrasting negative and

posi.tive id.entity. The tuo poles exist in a state cf tension

riepenclent upon the degree of freedom (pcsitive) cr restrieiion

(negative) vhich the envirorunent ereates. From these observations

the reiative eharacter of idenbity and the susceptibility of a

minority group's identity being clcminated by a compact rnajority

began to be understood. For Negro writers the coneept of negative

irlentity occupies a centra'l role in their ar"t and percei--'ci-on as

vrel-l as for a co-llective reeovery. trlhen Ralph rlll-ison speaks of

"a voice of faceless faces, of soundl-ess voices lying outside

. ,,16 .historyr "'- he is describing a conunon theme.

Dirring the past tlrenty years, the stircly of this elusive subject

]ias been appreciably clarif,ied. Erik iJrikson in his book, lder:tit;..,

You'th and Crisis deal-s with a "process located. in the core of 'uhe

individr-ral and yet also in the ccre of his c,-)r.nunal- cul-ture." It

is a process of increasj.ng differentiation r.rhich takes place betveen
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Lhe ps.Teho-logical, ancl s-,ela,lr the deve1optnenta1 and hist,orical:

anr.1 which he fina-ll.y conceptualizes as "a ltind of psychosoeial

re.l.ativity. " In describing the complexi-ty of id,entity Erickson

offers the foll-owing word. sketch:

Id.entity formation employs a process of siruultaneous
reflection and observation, a proeess taking pJ-aee on
al-l leve-ls of menta-j" f\tnctioning, by r+hich the indrvi-
d.ua1 jud.ges himsel,f in the light of -*hat he perceives
to be the way in whieh others judge him in conrparison
to themselves and to a typology significant tr: thori;
while he jud.ges thelr way of jurlgine hin in *uhe iight
of hou he perceives hir:isel-f in comparison to then and
to types that have beccme rel-evant to hir. This proc-
ess i.s, luekiIy, and. necessariiy, for the nust part
unconseious except where iru:er conditicns and ou'uer
eireumstances combine to aggravate q-p,ainful, or
elatedr'identity-consciousness r.rr rl

The climensions of the identity crisis far exceecl the outer

bounrlaries of a crisis of alienation. 'r,,'hen Negro writers dea-l

wi th negative identity they are eoncerned uith more than -"hr,-

ana L.ysis and description of adjustive behavior as a respcnse tc

the r-r:s'tric'bir>ns of a white :najority. Theil artisLie acitic',,'c:,rcn1-

rnrrsl; be rrndelsLcod .in terrns of their insigirts into Lire r.cnsi.,.n

beb-roen Lhe ele;nenLs of positire and negaLiye i,lentit,,r Lhat tckcs

pJ.ace within the Negro personality and uithin the Neg.r.i corrununity.

The neeessari.ly different eonnotations that lirilts ,n enr,Dl'Jys

in his investigation of id.entity are surrunarized as f c-i-t ous:

I. a conscj.ous striving of ind.ividual uniqueness

2. an unconscious strivin6 fo:' a continrrity ;[' expc::ie:rce
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3. a sol-ldarity with a group's ideal-s.fB

Evid.ent in this composlte of meanings is the fundamental ro-i.e of

past and future re.l.ated to the lnd.iridual- and society. It is

throrrgh time's eomplementary nature that id.entity "links the

aetuallty of llving lnst with that of a living future. " Tl:is

sensJ.tivity to a ehanging soeial- reality makes identity particu-

larl.y significant to the formul-ation of social- needs into a per-

formance standard. Indeed., it is intllspensabie.

Sehematically, the id.entity process ilury be externa.,ly viewed

in terms of the bound.ary erossing characteristles of sccial systems.

fhis perspective requlres that the relateo but more passive varl-

abIe, seeurity need, be considered as a eonstant. The function of

security in the process is that of a filter in whleh the perfora-

tions of the mesh determine the amount and type of fl-ow. Identity

forrrration is ind"irectiy affeeted. by seeurity tc tire degrec that, it

facilitates or eonstrai.ns movement. It d.oes not, hor.rever, :.eceive

positive inputs from security. The success or failure of' this move-

ment in crossing social boundaries directly affects identity. En-

trance into the larger societal- system resu'l ts in positive identity

input; failure tc enter resu.l-ts in negatJ.ve input. Negative ioentity

input also oceurs where seeurity factors constrain novement outwarcl.

fn .rer;r simplifiecl form Figure 4 indicates thesr-. re.1-atir.lnships.

-35-



$ :"-tl"J 
="-"se 

) _

lvlao am I?

-1

(+)

Can I be
what I am?

YES

J

activity

self-eval uation

permits activlty

prevents activity

E
tt
F{

tsjcD
<>{
ua
H
Frl

(-)

o
a

L

NO

Jt-

I

I

I

l

I

I

I

I

I

(x
o\

T

i
I

L
(-) negative (decrease )

Fi3'rre :+. fDflArTITl -BUILDIIIG PROCESS

L]

IDEMTTY
t]El
sBsUiIry
trtrI



fhe eoncepLs ,;f ethnic meehanism, racia} conuainer and sub-

cu.lture of poverty are also presented schematically in terrns of

thc iclentity process (Figure 5), showing bhe relabive posltions

lf these sub-systems with regard to the larger societal systenr

and the effeet of their dispositions on id.entity inputs.
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V. IIOUL: A PERFORMANCE TtrST FOR HOUSING

A. Urban Bl.ues

/rs the scope of need moves from the experimental phase of

"aliowing" to the responslve phase of "enablingr '' a more d.ifficult

challenge ls presented. Itrls challenge arises out of the OeraaOs

of an actlve campaign to broad.en the opportrurlties of the urban

poor Negro, and requires new strategles for its new purposes.

The multl-faceted root need of identity has been offered as the

point of reference around. whieh soeial needs orblt.

Identity formation, it is recalled., is characterized as a proc-

ess j.nvo-l.ving simultaneous individual-group development taking plaee

in the historicai time of a living past. Within the Negro ghetto

response +,o the i.d-entity process is dominated by the c.,ncept of ccrtL:

the so,.ll- ideology or the soul- movement. Evidence,of a ner'r and:rcr^e-

ct)rrrplex ehal,] enge is contained in this statenent of the scitl strategy:

"Let us fight for our rights, not beeause it is a clisgrace for a dera-

oclatic society to include twenty mi] licn second-cl-ass ej-1,izens, but

becailse we value our eultural identity and r.rish to be able t,r Ce.',:l up

"i!i..b anC express it tvithout fearing punishment from the vhite rna;1orit;",.

Beca,,rse ii; is so indispensabl-e tr: the Negro's vielr cfl liiilscli, scu]-

rnust be both the vehicle by vhich the proeess of identity forne*,i,.:n

is earried out, and the test of its success.
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Tt'todly tire:'e:i.s a reasonabl-e degree o[ awarcn(]ss r)i i,ite <:on-

di1,i,:ns ,r-t' 1,he poor: In bhe racial 6hetl;o, j l, .i s 1lt-Lt'lrtri l.y Llrrt 1.o thc

Nr:r,;r'., Dr:r)t,esl; r,,.)veluent,. lts exclllsivc ob.j ec'Live was 1..-- L-,.)ni.:',rtIi.. i.i-ir:

crrrnbiner-1 att,il;rrcles of' resistancc, ind.lf'fer"enee and compl-aeetrcy beld

'by 1,he whi'uc rajoriby ancl to fcrce them to abandix tire racicl exl:.::'r--

rncnt, oi' sr;c.i a-.1- rationing. The .liinitecl opticns avail-ablc tc thi-s rricve-

rir:rrt d1d rrot, affr:rd- the luxury of an ed.ucational .renturc. The b::utal-

facts oi'the ghettc':ized Negro hacl to be rnobilized',rj-thcu.L, the entou-

ra3c of those mtrJtiple perspectives lrhich lrcu.L.d haue pl',.rc1trcr-:c1 a bai-

anr:erl v,-ii:v btrb which coul-d have also diverted att,.:nt,ion l.r.-,lri Llre- bas.i c

isiuc. 1Jj1-h Lhe exception of the prctesi, no.,-cl:lun]; aurL Iir,:Jr',-; a-''bistc,

it j.s not surpr:ising then, -bhat p::eocclrtrm,tLi>n r",itjr i,he lir:5r'r:, 's psj--

ch().1 {)i:ic.t1, rna.J.adjustment, socia-l- c}isor'ganizirl- lon rui er: I |rir'lr-l (.r::I)j'-t- -

va.Lion :ru the part ci the rna,jority of on,l.oi;ircr's has )bl;,:r-lir-.,i ,lle

prc$cit(:c of r',:sr.rttrccs antl vital i.ty rv-hir:l-t hr','e surr.i r',:r,[ tlie riesl,r'..rr:-

t, i.', e l,'ri:ces o I the ghettc.

i1l-.'.,.,.,:1t1,5 l,() o['ii.r'rn its r:vn t,rarli tional va]"tt'-c .ji:t lt,.r,)..rj^!{iir t. . r)i:i.,, !r :ir-

i'lir:1s a xl ,;h,1;:<:f.ivr,rs.

I'{r rr.:lr ,.,.[' rrltrt, -i.s c!'i-r]:,..-(1. by t,irc 961 i 1;.rh'-;rrrrr-'r]i, i,; rii:;1, i i I r-.rl .l.p t,h,-,

nrJirt pi-)Drr lr-tr' I rr:n r,tl' {;Jitl- tiiusic, thr,: b-l 'ur:s. Cht:,'ir:l; Kr,,.i .i., a !',-: '-'rii-rrir;

)azztren t,r'al'rr.1 rn si-rti-o-l ot,7, antllr,,;pi:1i)i1,,', ar':r'i li:::.st,i.: -;.'- r,.1;'., -:1.'i',- ..': r.rri

irisi;j]'r 1, 1.n11: r.;r,ru I l; L,'aLe.rr',. bp' a r:r-:rr-Lparab-i-r'3 aitra-y;is ..r:.' I'rr_rl irir,-:.

!1tr.' soir.l. jiovefienl:, tr:i:ning oId I iabil.i.'L.i r:s l-Dil) r.icIr .l:-i,.ic t,1,
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urban blues. In the eor.rntry, a bluesman sings to ease his wolr'ied

minrl, to get things out of his system, to feel- better. His sty-Ie

,ls spontaneous, uncritlcal-, and personal. It is the style appro-

priate t'-r individual catharsis. In contrast, the urban blues is

rncre hr)iTrcgeneous in style and directed tcward grcup solidarity in

both lyries and perforlnance. The urban blues man senses a brcacie:'

anrl deeper ,:bligation to the Negro comnunity. In the bewi.Ider'.ing

urban situation characterizeci by shifting values and in+,erpersonal

conflicts, pecpte expect more than a personal- lanent.20 fhe urban

blues rnust not only provide a graphic d.escription of the problems

surrounding the man in the ghetto, it must also involve their analy-

sis ancl solution.

Throughout the various phases of its evol-ution, the einctional

el-ement in the blues has remained constant. I,Jith the appearance cl

the urban bIues, the blues traditj-on has acquired an ei'aluative as-

pect of great significance to the coneept of group id.entity. I\u'vi.s

Spann, a Chicago bl-ues disc jockey, frequent,y tell-s his lj-steners,

"II'you dcn't like blues, you've got a hole in your soul'--that is,

you are neither a real Negro nor a eomplete person.

B. TcIl I'; I-ike lt Is

i't.1 th,rugtr the uord sou1 is n.rt dialectical in ihe scnse that rhe.rt:

is no appositiona} wcrd 11ke nc-soul, it functj-cns in sets of (f1--rpo-

sites. l:lr*rrr-1. attempts tc reconcil.e the b,itter-sweet, 
"ioyfL.rI-saii,
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pain-pleasure to\,rard a higher synthesis: brotherho.;cl . Kei.l has d.e-

finerl sorrl as being ''a rtrixture of ethnic essence, puritr', sincerity,

conviction, crcdibil-ity and just plain effort." Rerlueed to a singl.e

cril--eri.on, soul- must have conimitment. In d.eseribing the prerequisites

of a blues or soul singer, bluesman A1 Hibbl-er al.so oescribes the es,-

sential-s for scul-. Ttre credentials he lists for being a blues:lan are

''being hurt by a woman, being brought up in tha'u ol-d tir,ie refis;ion,

anri knowing what that slavery shit is a1l- about.''

No sorrree is more val-uabl-e for the appreciation cf tire e-/rnponents

oi soul than the grass roots of the Negro eommunity. lJorkirrg from a

script preparetl by KeiI on the tcpic: "ltrhat ,is Sot:]?r Hcw i.s i.t de

fi.nccl?, 'rrhc has Lt?", Hotline, a pubjic opionion prograrrr on radio

staL,ir-:n lIt/ON in Chicago, invited listerners to ,-:xpress their views.

Together with the resul-ts of his interviews vith bJ-r.ies slngers altcl

observal,ions aL bl-ues rituals, Keil- reeord.erl a ccirrp.osite .rist ,:f"

vtcvis ,on soul :

.The bearLn ' , the fee1. j-n', 'uhe tsst.i.n' , i br:.l.ie.re

Lhat, al j ,,;ures t.-r nal<e rrp the soul

ilhenever I heal: l,he r.+,;rd s,,-alr'l r n.r r",rt1,ci.

what it'r; relatecl tcrr I have that very gooC fee-iin3 1"irat herc'..r,: a:'e

going t() havc something very fine, something pure, soraething that,

hasn't been r-n any ,.uay disbrrrted

I woiildn't say 'chat -"1;r,rl crtrr.t. l'c-i.s the:
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errrotions or bhaL the emotions control soul . I belj.eve that they

work ln there together Egmevhere

Qrrestion to b-Luesman Little Jr. Parker:

','Itrat does your auclienee expect frotrr yr:u?

Jr. Par}.er:

They expect what you are

the blues is based on somebody's -Lifo-,

it hits 'ern in the heart and l-ove eomes cut

f go to PlriJ-1ps and.

a:rounrl the sehoo,l- when the teenagers speal< ,:rf' sou-l-, Lhe;1

inean put a1.1- yorr have into it,--let's say,l il..e a:nusician,

wheu he speahs of s.:ul, he rieans he 's put,t-in' a.l l- he l-ras

inbo the music--rnake it sound. good.

Intervier+er:

Suppose he puts al.l- he has into it and sbill" it doesn't:

sound good?

Jr.:

i{eI,, he has a lot of sour.

Inl-erviewer:

He stil-I has soul-?

Jr

iiish t,l 'Ihe;g expect, i.rlr.rk,

they c1oes, hard work. rhd. if yc,r'i"e ',y'i)rhin' hard an,-i

enj,:y-in' it, 'bhey' i 1 en.ioy it too

_ r+S



t,

-Tt's rne :lnd y,)ur i anci Thou, caI-L ancl response

What 's the r,rord?

Thund.erbird".

l^Ihat's the price?

',/hite fo..lks' price.

I'Iho d.rinlis the riost?

Co-'i ored fol-ks.

Not iraLered down--not dil-uted--not dehyd.rated--or:cohii, br.rt Lhe rea'1

nitty 6r'itty, I'rn tal.king about pure souJ-

;llraL r;rakr--s ycu feel so good when your baby {,eL a evening gown

i,ihlt rnakes j':)ir l-ee)- sc good. .rhen your baby get a evening gcwn

I,lust be the same old thing what make a preacher lay his Bi-ble ciovn.

If you 're havin ' some sor-i.'l. j',tclj, -rre hav I n ' r)t1r

i;re(r'ns nnr] b]ackeyed peas, we havin' sor:e s,.:'.i-.i. ai.-i;;d tt<:r:a,-ls: rve're-

feecl.tng our souJ.sp ollr bodlee.

lrant no -Le+.tuce sanrlwich on toast.

f il.-rn'.b
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C. ['1r'rutni c.]ti on

I[ sou.] feeds on truth, it is that truth '.+hich gets across,

cojrles through. In a cultural period in which the abilit;: t., effec-

tiveJ-y c,.)mrnunicat€ has become a Inajor preoccupation, this attribute

of soul- represents an inval-uable resource. fhrough its most evolveci

fonns, ruusic ancl clance, Negro life stresses aurai perception, oral

expressicn, and. body novement. SouJ. behavior encompasses the broarl

spectrum of talking, jokin6, preaehing, walking, as uell as dancing and

slnging. fn the ghetto, the literary meditut of the vritten word

plays a rleciderlly second.ary ro1,e to the ora.l. traclitlon and the

D/)
spoKen woro.

Contemporary man, through the extensions of eleetronie nedia,

is exposed to and plugged into a nev way of knowing. The country

bluesmerr, for example, are eharacterlzed by the "d,own-hone" sound

ofl the sol-o voice, unadorned. guitas and story line. Bluesmen

making the transition from country to city have for the most part,

holrever, adopted. el-ectronic ampliflcation equiprnent fcr thej.r ,3ui-

tars and organs; the story line has glven rvay, in lhyth;r and t;r.ucs,

to the beat. These modifications in blues may be seen as a ie-

sponse to the scale and lntensity of the urban sjtuct-ir,ln. '.rThe 11r,;-

found iufluenee that the new, non-Literate med.ia w.il.-}. havc on o,.lr

cu-l.trire and societ;' are only now begj.nning to be perce-",.ad.. 'Ihe

stagnating depenrlence cn the literary med.iu:n has heen pi*sentc'd 'l'1.
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I,1-rrsha r l4cluhan's Gtrtenberg Galaxy; further expl-oration ]ntq the

lnhilril.,ons lrf prlnt and the potential. of new comnunicat:ry mocles

lras irrarir: in Understanding Media. Non-l-iterate forlls of senso:y

corrunrrni.cat,ion have at-bracted the efforts of many anthr,rpologists.

lJ. T. Hirl..i.'s observations on hbw rrrEln lnoves through and. uses space

har; -l.erl liim L.-r suggest that there i.s a "sil-ent language' cf spaee.

Edrnuncl Carpenter's cinernatic vork is an effort to apply the insights

of sensr)ry research to an existing medium. fhe pover to express,

throrrqh a nt;n-l-iterate ntedium, the eoexistence of such antiLirer.lca]

21
eirot.ions as despair and hope can, as seen j-n thc cover phoLrgraphs,

be superior t,-, the rritten word. Opposites, as has been stat,:1, at'e

thr: stuff of which soul is macle. In sofar as senscry nreiLia car: bes;

express this conditionr t'hey ;night be ccl,'.ectively tc;:,rcd s,r'.lL

cormnnication. "

The sensor:y d.eficJ"t or' lag that ctraracteri2sl; 6-rrr3 c,.);,uirr.lllication

appnratr.rs is sharpl.y contrastcd by the senso;y varictr. and riclmess

ci)r:utr()n l,o the Negr,; tradj.tion. rdith the excepti-rn 0i:' a g:::.rlee si,.)na,l-

i-nll renee orrl,he ar t fclrns of r:irs'ic and dance, aad o.i' tht: c-:nirjlbrr -

ti<-:n t,Lr an exDr.lssive vernacular, this traclitii:n has heen essenll.e.-l -

-iy ignor:eC.. ki a errrious inverslon, the rrhl t,e rrra;or i 'r,;rrl I i'berate

brrt r;cns,,tri1y depriri,.rd eu-l ture is ilirpcsed on the ruinot-.itjr'i ncn-

t;rpo;;rapli-i.cal- but senso:'i,i y sr.rperior meclia. TItc cbse:-vat;ion 'Lhat

Lhe iler:rit:trj.s oi'th.-- l,le3rc ci.r.l-tu::e ha:re fal,-'l cn on,:ieai eil ,':; Irts bcth
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-1-iteral- as tie-ll. as figurati,re connotations. The potentiaJ- opportr.l-

ni.Lics trt be deriverl from a lnore appreeiative position are inpl:i--

ci'b j-n Keil's suggestion that the non-machine trac1ltion of scul

rnay bccorrre the Negro's spiritual gift to ,\merica.24 For anyone

operaLionally involved with social needs of thc ghettc Negro, re-

cogniticn of the language of soul is imperati're.

D. Decision Making3

Thr: operational- i"equ-l:"enents ,rf s9u1e eorutrit:uent ancl accept-

ance, are rleceptively simpJ-e. TLrese reguirenients, however, are

man<latory. fhey allow no eguivocation nor are they cpen t.r neguLi-

ation. Souf is a perfr:rrrance concept appl.icabl-e tc the prccess of

irienti'!,y fo.nnation: a proeess in which the acceptance requirement

is not the encl result of a conferring. aetion but an orgalie part

ol rleeision making.

fhe enphasis on information col-lection anc1 e'"'i:1,.:et:r.on s: t.i'nj.-

cal. of' technologica-l decision naking has inade bhe L:blective (iac-

tual) aspects virtuaI.l"y the sol-e eriteria of a "c..Lrrcci" r:lec:isii;n.

The other lmportant dimension for an effeetj.ve cleci-cicn, acceptancc--

the r+ay persons r+ho participate in the exceu'uion of a Cecision fec-l

about it--is i'elegated to a secondary ancl secl .rentia i posit-Lon. fn

sintpl.ifierf ternis a forrnula has been proposr:d- ecllali-ng an eflee'uive

decjston (8.D. ) t.r qrrai-i.ty (q), the ob;lectj.ve dinr,.-nsicn anil accept-

the sirb.iectj-ve cli:nension. 2(( n),

ii.D. = Q.xA.

ance
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Ii' j,Tirre (r,l intli-eates i:ire 1:riorit.i. lrslril-l l.y l:i'"'r::'r l.,r c|ra.i l L.'y'.

It i s rrri.l .y :.r i'tcr t,he cluality requiretn(-'Il Lt; it;t'.'e l),)1'', '-' t. I :'.'i,'rl i,i'.rr t

accrti-rL,'Jncc .Ls appri:acherl. fhe a-Ltern.l Lr. scq (tncr) i; 1., er;":llt.-,.isir

occcptance as the prinary objective as sho','III in Fi;;r-u'g b1i. C,-rn-

[-l -i.cts bcLrreen the qual-ity ancl acceptance i]s'oec-ts i.ril-l ine,iitabl.y

()ccllt^ but rrrr-rst be resohrerl by the rlicbates of i;he pr,,;1r-lr:u. J'i:n-

af;er'rcnL r;tet,horls l:.):' obbaining aceeptancc iravl e-.',r ;{:il -l':li-ur d,: cti:-

tli:ia1 lirpcs-i i,ion, ttr the api:ea.1 to duty, 1;o nr:'rs,.tr:;'i :rr (buy-sc-l .l

s;irrrt,:'o:rt: ). arrrl ilina.l ly l-o a par'-uic i.patcr'y, apir.r' .ll.,c11 .

ACCEPTANCE

Step 2

Figure 6a. IEADITIOIIAL ImTllOD

S 1

Flgure 6b. ALTERT'IATE ME',IlloD

E'FECTTVE
DECISION QUALITT

trFECTIVE
TECISION

AOCEPTANCE

QUAtIlY
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(r ii)aliol'i. " Th.is expression nr.rcie its first appearancc in i.eXi s-Ll''u.li'i:

prr,)cce(lirr;;s du.rlng bl:e deve]optnenb oi' the llconornic Cppo.i:'tunity .aicL.

In his.bc.,ok, Ttre Pcl.'i-Lics of Poverty, Jchn C. Doncvan telis how thc

ri.isrrnrlr:rst,anrl .l-ngs re.liardi.ng the trteaning of 'I.laxiilL.ur. ieesiblc part,i. -

c iptrLicn" con't.rLbul,erl tr: the contr ,versics that acc-irliipanr-:il -LLs jli-

p1etrrenta1,i,.rn. Its inn.:,-ative oharac'L,er haci becrt .rbsc l-rer,l brr a:L'oi5.rit;'.

The.e 1./as a laifure to lecoi;n-ize that it "i.s n, rf l,tereJ-i'ant)thor nle';h,-ri

,:l acl'11i:riStratii,e ar.rangenentl it is a :".eLIr,.>d L.>i s::cial. act:.:n ai:,icli

rJftr.. brrpeauci"atic equir.alent of' sorr-L is rrlilitji(j.llt,rrii feasi.b-j-e par''';i-

r:each,ing soc.ia.'}, rel'i'lni, .'27 .\ srur,nar',,r gn,liJ.,s.i.s r;fl -lts -iriljit:at a far'

anr) ,lb.l ee-,i'.,es 1,ras expressed by Senato:' R,rhert Kennc,:lj, in hls Les-ui-

11,rn,,' t.r) 1;h<-' C,:ngrr-:Ssi.L-lfia I s':bc,;rrunitLee :

Tiro inst,tLrti'.lns whieh aflect t.he p;.r,.rr.-eci ,.:cati rn,
vclfare. rccreati rn, br:s.i.iless, lab::r' .alc itrrg;e, c ) 'F cx
sl, 'r.r,r:tu::rts , ,)perat Lng fo ;. ,-r:l-usi,:je ;ite i r: c:nt i ; . 'rhe;;
ptan p::)f-lt'il',rs l"or the::r n)t'../i'i;h +-he,,. Pr:r.. ..''.i1,1
sc:tsc rf ;;elp essScss aad Jl rl,,i,i i -r' (r'.)-cs .ir -,: l-111': :'Lijr iit.l
lf p tue:'1 c-sslless to aff er: .. t ltr: ,)pe:-a-; j .n , rj' .llesc () i'-:alt-
izaticns r;his bil.1 call s I rr ra;<. :-::,: 1'eas ' r-.- .. ;rarl'
r:;orlt.i. rn. Tlt,i,s ,.teans [lrc Ln.,' :,'.,. er tcl'Ii, ,,-i t,hi. l :rl ,li
p ailrfli.:ti: arld i I'l'e',cr:i. i.l-rl pI -i,l.,f;.lS: .:; \rit:r, .1:,- :l r'..a
',,ricc .irr iheir instii. rti l;rs.' zo

l,i.lx ;.lt:trn |easib t-e pr:r+"icipation t rarrseerrtis c )nscr'tsi.is a 'tC irtrlrlus

<-l; ii'creirL i,hirrgs ln ,Jiffe::elt contex1,s. Tc 1-he p,titr. iri '"hc- r.a: ial,

,qhet,l,,r -i L rr:pr<:sents ent;ry in'brr socia-l- sJ/stertsI a ir:i.i-ce f -r:.. slr,c,is-

fyinq Lhr: s.rciai ueed for jrlentjty lrlrrrrati.n. li',rr h-rusin.r lt i..c

present,s 1,he brrrear.rcratic r,rechanisin b;i whieli or1;r 11,1r1s_1.:jfi pl- rir:atrt

can h:pe to satisfy Lhe perfrrt'lanee .reqli.irel,.c:r'i1.;s >-i' sou1

-hs-



vr CONCLUSION

A. i;"II3.'v.

Thrr:ughorrt thle report ve have attempted to sustain a theme

in whieh the urban Negro of the ghetto ls recognized both eoll"ec-

tlvely as a member of a group and lndividually in a personal role.

Reference to tlre Negro rrletto establishes the lmportant economic

and geographic eomponents of the social problem; its usefulness,

however, is primartly rliagnostlc. For the purpose of applying per-

formanee requirements it ls necessary to aeknovledge the signifi-

eant varletions whlch exlst withln the group, and. more importantly,

the signlflcant variatlons ln soelety's reall.stlc capaclty to re-

spond to their needl. Tkreee consld.eratlons have generated the eon-

clusion that a comtrntibllity between the differentiated social needs

of the urban poor and perfozmanee requirements for housing be ac-

complished. through the formulation of multiple goals.

To be poor in the Negro ghetto lnvolves n,any consequenees. One

of the ^'rnost inportant and least appreciated. of these conseqrrenees is

that the Negro is extrenely sensitive of his role and of the adverse

forces t,c vhich he 1s srbjeeted. firls sensitivity generates a com-

plex of social and psychological adjustrnents whose cumul,ative effeet,

ls external apathy ancl lnd.lfferenee coupled wlth internal withdrawal.

Performanee requlrements for housing whiclr presume to engage this

eensitive soeial- fa.ct must be formulated at a eorrespondingly firn-
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clamental level. We have tndlcatecl identity as the root need and

lntroducetl the concept of soul ae the mechanien for acheiving 1t.

Ttre dynamics of soul housing eall for the inelusion of the urban

Negro poor as an aetive element ln the network of houstng creation.

Dlreet involvement of the poor in housing program development and

design has long been a feature of claselc community action prograrrs

abroad. It hae been adopted by the Peace Corps in foreign clevelop-

ment and here ln the Unitecl States tts potential- is being developed.

under certain Advocacy Planning proJecte, exempliflecl by that of

Professor Robert GoorLran (t-l.f .t. School of Architeeture) in Roxbury,

Irflassachueessetts. In this tlay the treditional benefits of client

i.nvolvement ln the housing Belection and cleslgn proeess, previously

eonfined to the mid.&Le and upper classes, are introdueed into the

public housing proeeas.

Ttre need. for ruultiple houslng goals, establ-lshed in the body

of the report and recapitulated. ln the first paragraph of the suni-

nary above, provldes the impetus behincl the obJeetives of the first

research proposal. fts aim ls to develop housing in its proper

perspectlve rrtth regard to the larger, eabinet-level resource s,y'stein

eomposed of hcuslng., health, edueation, emp1.olment, ve1-fare, trans-

portat:lon, foretgn poliey, etc. The force of identity for:rnation,

arr:und whlch the report foeused and fri:rn which the second. surunary
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paragraph ts drarrn, acttvates the aims of the seeond research pro-

posal, vheretn houslng ts now eongldered as an lndependent system

eonsisting of resource (H.U.D. ), deslgn professionaf antl cl-1ent

(urban poor) ln an interaetlng network. ftre third. researeh pro-

posal forrmrlates operative aspeets for acheiving the EIoaIs of the

two prlor proposals; spectfically providlng teehniques, tool-s and

proeedures through whleh the objectlves of the first and seeond

research propoeela can be rea-Llzed. Coll-ectlvel-y, tlren, the three

proposals have beeu Btnretured ln tems oI' H.U..l).'s subsysten re-

sponslbllltles (Bru.tipl-e goa].s), 1ts system I'unctlon (sou1-housrng),

and lts neect to acqulre the support apparatus f,o lnpJ_ement the

proposect research.
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B. fieseareh Yroposal-s

1. Research ProPosal One

a. Objeetlve:

b. Outline

c. Val-ue to H.U.D.:

Perfortlanee classlflcatlon of nultiple housing
goals as a functlon of soclaf and non-social-
needs.

As a point of delnrture research could lniti-
ate from the follorring hypothetical goals:

(1) Soctal t{eetls - Stlmrlus

I'hts goal- considers houslng as an active
nutrlent Ln overcoming criticaL defeclences
in tbe lerger soclal. dlet. Focus wouLd be
placecl on those soeial needs and thelr cor-
respontling perfo:mance requlrements for
houstng vhlch ean coDtrlbute stgnlficantly
to tbe totdl sltuatlonal needs of the Negro
ln the ghetto.

(2, Social Needs = Amenlty

Current houslng goal's are pred.icated on a
sultable ltving envlronment basecl on
amenity. This investlgatton wor:Id be con-
cemed rith the lnrarneters of a housing goal
ln vhtch onJ.y those soelal needs conventiort-
ally associated with houslng are satisfied.

(3) Social Needs : O

Housing tlevold of any reeognitlon of social
needs approaches the state of pure shelter.
fhe funetion of this goal is to provide a
basls for an immed.iate response to the crl-
tical needs of shelter and health,

Performance classification of multiple
housing goals enables E.U.D. to d.evelop
the houstng sub-systern ag an element in the
clialogue betveen area of concern, the glretto,
end the Cablnet leve1 of resource allocation.
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2. Researeh Prolrcsa.I. Two

a. Ob,ieetive: Ihe partlellntlon of the urban poor 1n the houslng
proeess ln the role of ellent.

b. Or-rtl"lne : Proceeds from the hypothesls that the rrrban poor
are as dlfferentl8ted a group aB any other and
ae such are 1n neecl, even more so than the midd.Le
and upper cLasaes, o1' the ldentlty making process
of hou8lng selectlon.

r^Itth the exlstlng design process for Lndlv]-dua1
client8 as a framework,deve-Lop a mcdel appropriate
to the partic]'pation of the urban poor. The mocteJ-

would l-lnk 1n trlangular fashlon the cl-l,ent (urban
poor) vtth the cteslgn professlonal with the Eponsor
(H.U.D. ).

The lnrtleilntlon of the poor: voul-ct take ptace as
fol-Lous:

(t.) Orlentation lnto the tt.U.u. operation lnvol-vtng
them with general background.

\2) Explanatlon of the houslng process: the rol-e
of H.U.,IJ. as sponsor; the role o1' design pro-
fesslonaJ. as syrthesizer; the role of indivi-
dual-s as cl1ents.

(:t

(,+ t

Arange c.l-1ent/professional- interchange.

Establ-ish a cl-ient organlzation to examine
and cornmunlcate felt needs of the group.

Ell"mlnates bureaucratie obstacles; direct
communication \r1th the ghetto provides H.U.D.
with constant t'l-ow of new informatron and
t'eectbaek on previous worl<; r:rovides sensltL-
vlty to infonnatlon fl.ux.

Cl-ient's sense of group sol-ictarlf,y r+1 th peers r
comnunication uith hi6ger J.evr:J- o1' social syotem
ancl opportunity to infl-uenee deeision maklng 1n
housing increases self-evaluation; cre&i;es sou].
quaJ-ity for hou6i.nE process. social_ factors
asld-e, 6ou1 housing tends t,o cptimize ctrenL
rnterest, j-n anct care of physicaJ. r'acilit].es.

t . Vailre to H.U IJ
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3. Researeh Propoeel Three

a. Ob.tective: Develo'p the operatlonal eapablllty to lnp1e-
ment the obJectives of research proposale
one and tvo.

b. Outline: (f ) Inforrratlon exehange nethods

(a) Client/professionel

- firrtiture sub-system :

as fanlIy resource
as basis for deslgn proeedure.

- lndividual fanily needs.

- cllent organlzatlon, 2b(ll), relays
felt need.s of group.

(U) Professional/ctlent

- destgn cmmunteatlon nedla:
graphie, typographic, etnematlc,
three dlmenslonaI, operatlonal
ganing.

- firnlture moek-ups:
establlsh needs of family spaee
alloeation

- visit new site ancl neighborhood

(Z) DerreJ-op progran; interaediate and flnal design

(a) fomrrtate fanily needs, group needs.

(U) resul-t of ftrrrriture survey.

(c) result of site visits.

(a) utilize varied. eomunication nedia above.

(3) Develop cornnunity/housing interface

(a) comwrity progran/housing program.

(t) eormr:nlty facillties/housing hardware.
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c. Value to H.U.D: Client lnvolvement in deeision making in-
creases dlsposition to aceept the flnal
outcome, regardless of its possible short-
eonings. SouI housing (Effeetlve Decision =
Acceptance x Quality).

Aitt of eommunication techniques encourages
professional/client lnterehenge. Clearly
presented, eomDrehensible alternatlves in-
erease client abillty to partlcipate.
Particlpation makes positlve input lnto
elient itlentity.

Creatlon of client gror4)s, site visits and
comnunlty interface eases transition from
old to nev.
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I NTRODUCTI ON

ln mid-February, I958, the NAHB Research Foundation, lnc., was contacted by

the National Bureau of Standards lnstitute for Aoplied Technology to deter-

mine whether the Foundation would consider undertaking a pilot study related

to the economies of scale in residential construction. The Foundation

analyzed the feasibility within the time and cost restraints, submitted a

proposal and received authorization to proceed with the study on March l.

The report was to be completed and submitted by April 15, 1958.

Ihe National Bureau of Standards and the Research Foundation reccAnized

the extreme time constraint involved in undertaking research on such a

broad and complex subject. Accondingly, the work outl ine was I imited to

determination of price-quantity breakpoints fcr major products used in low

and middle income housing; effect of volume on buildersr site operations

and management; determination of major bui lding products, manufacturersl

methods and criteria for determining the minimum market pc;tential neces-

sary to induce investrnent in new products; and evaluation and summarization

of the information and data obtained.

ln addition, the work agreement provides for the preparation cf an

outline of a more comprehensive program dealing with the same objectives.

The outline, which has been submitted in a separate documLnt, is designed

to obtain information on a wider basis and in greater depth than contained

in this report.

This study is a part of a larger effort by the National Bureau of

Standards to outline a major program of research related to the develop-

ment of knowledge and test methods that could be used to develop

performance standards.
r- I
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SUMI'IARY

At the request of the National Bureau of Standards lnstitute for Applied

Technology, the NAHB Research Foundation, lnc., undertook a pilot study

of the economies of scale in residential construction. Authorization to

proceed was received on Harch l, 1968. The completed report was required

to be submitted on April 15, 1958.

Obj ect i ves

Time and cost restraints involved in undertaking research on this broad

and complex subject are severe. Accordingly, the work outlined in the

egreGment was limited to determination of price-quantity breakpoints for

major products used in iow- and middle-income housing; determination of

effect of scale on bui ldersr site operations and management; determination

of major bui lding product manufacturersr methods and criteria for determining

the minimum market potential necessary to induce investment in new products;

and evaluatlon and summarizatlon of the data and information in the form of

thi s report.

Me t hod

Data and information were obtained by personal interviews with 34 builders

in 18 states whose volume varied from 5 to 4910 dwelling units per year.

They had varied methods of operation, various degrees of vertical integration,

and they had built many different types of dwellings and related structures.

lnformation was requested by letter from 25 major building products manufac-

turers, and replies were received from 18. This was supplemented by some

personal discussions and by telephone interviews. Some data were extracted

from the 1959 and 1964 NAHB surveys of builder membership and from a 1967

NAHB and American Marketing Association study of large volume bui lders.
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Economies of Scale - An 0verview

Consideration of subJects other than those ffientioned under r'Objectivesn

were beyond the scope of this study. However, the NAHB Research Foundation,

lnc., elected to enumerate and comrnent on most all of the other factors

pertinent to costs and the economies of scale in an effort to provide a

broad and more meaningful overview of the entire subject,

Comments in relation to scale are set forth on primary costs -- raw

land, land development, di rect construction, indi rect construction, marketing,

financing, and general and adminlstrative expenses -- and on scale related to

secondary cost factors -- management, materials uti I ization, other labor-

related items, repetition, other land-related items, location, geography,

weather, codes and zoning, and government, regulations, taxes, etc.

ln addition,1959,1964, and 1967 survey data of the percentage of

bui lders producing various volumes of dwel I ings and thei r proportion of

the total market are tabulated and evaluated. These overall bui lderlvolume

profites and the changes from 1959 to 1954 to 1957 help to contribute to a

better comprehension of the huge, complex, and varied home-building industry

in relation to economies of scale.

An example of a reasonably typical cost breakdown of a single family

dwelling selling ln the medium prlce range ls included to put in perspective

total direct construction costs and materials costs in relation to total

prlce.

Llst of Haterials. Products. and Servlces

The report identifles a conprehensive Iist of materials, products, and services

uti I i zed in the construction of low- to medium-priced dwel I ings. I tems that

constitute a major portlon of the total direct construction costs are also

identifled.
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Price-Ouantity B reakoo i nts

price-quanti ty breakpoint information and data on materials and products

were obtained from bui lders and manufacturers, Materlals and product

prices do vary with volume, but the determination of this variation is com-

plicated by the existence of major factors that influence price independently

of volume. Unit price variations with volume have been calculated and set

forth to s impl ify cornparison.

The distribution system has at Ieast six primary patterns (plus many

others) that affect price independently of volume.

There are a very large number of quality and specification variations

for most bui Iding industry products. At !east 20,000 and perhaps 100,000

different products are used in the industry, many of them similar, but with

sl ightly different sizes, thicknesses, finish compositions, colors, textures,

etc. The price of each is slightly different and varies independently of

vo I ume.

There are a number of servicing and special factors that affect material

prices. The manner in which the products are del ivered, stacked, wrapped,

finished, precut, inventoried, handled, etc., affects price. Freight affects

price. Prices of some products fluctuate almost daily, and most prices vary

with the time of the year. Market conditions at a given time also affect

price. Al I of these affect price independently of volume.

The multiple examples of specific variations of price for similar pro-

ducts with the same and dlfferent volume illustrate the price effect of the

variables other than volume. Statements from respondents for di fferent

volumes for economic breakpoints also i I lustrate this effect.

Some bui lders establ ish their own materials'rdealerrr organization, buy

in volume, and perform'rdistributor/dealer'r services for volume purchases.
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The cost of interest, purchasing, unloading, inventorying, del ivering to the

site, accounting, and other overhead costs for performing these services

tends to offset the cost reduction of volume purchases. Purchases of sub-

stantial volume involve cost for these services which tend to offset the

price advantage of volume whether the costs are incurred by the builder as

indirect costs or are paid for by the builder to a service organization.

Carload and truckload quantities generally represent the most important

price-quantity breakpoints. For most products, these represent l0 to 50

dwel I ings.

Effect of Scale on Bui ldersr Operations

Assessment of the effect of scale on builders'operations is extremely

complex because of the multipl icity of methods of operation, organizational

types, and businesses related to building.

Five organizational types of businesses are set forth in relation to

volume. General ized, different volume sizes are establ ished approximately

as follows: 15 units per year and less, 16 to /0 units per year, 70 to 300

units per year, 300 to between 500 and 700 per year, and over 500 to 700.

Many other breakpoirrts could be establ ished. Two other oranizat ion categories

are identified: (l) Sote proprietor, corporation, partnership, etc.; (2) Custom

or merchant bui lder; or combination thereof.

Examples are set forth showing some substantial variations (but not the

extremes) in the number of employees in buildersrorganizations in relation

to volume.

0ther operation and management factors related to volume are discussed.

As volume increases, there is a tendency for builders to engage in more

activities related to building, such as land development, real estate sales

and management, commercial and other construction, mortgage finance, materials

a

dealershi ps and fabrication, and related i tems.
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As volume increases, there is a tendency to build on more than one site

in a community and in rnore than one community.

As volume increases, there is a tendency to diversify by building differ-

ent types of structures, i.e., apErtments, motels, shopping centers, nursing

homes, etc. Mortgage finance patterns of use tend to change as volume increases.

As volume increases, there is a tendency to use more components.

The scalar effects on builders'operations are discussed for land, land

development, materials, subcontracting, indi rect costs, general and administra-

ti ve costs, and marketing and financing costs.

0veral I efficiency effects are evaluated in relationship to volume, and

an attempt is made to summarize the builderslcomments into general conclusions.

Manufacturersr Methods and Criteria for Determininq Minimum Volume Potential

Ne essa o nduce lnvestment in New Product vel

Manufacturers supplying information represented a wide range in size, a broad

variety of end products produced, and raw materials used. Sufficient uniform-

ity in response was obtained to lead one to believe that the information is

representative of bui lding industry practice..

A typical method is outlined with comments for the process used by

manufacturers to determine whether to invest in new product development.

The method typical ly involves detai led careful study and quantification.

Criteria applied by manufacturers in the proce.ss of judging whether to

invest in new product development are set forth and.are discussed in detail.

Potential market volume is one fac'tor, but it is not as important as yield

and likelihood of success.
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CONCLUS I ONS

The objectives of this study are extremely complex particular'1y in relation-

ship to the time and cost constraints. T'herefore, only prel iminary and

tentat i ve concr I us ions are i n order"

The size of the sample of builders interviewed is very small in relation

to the builder universe, but the sample represents wide variations in geography,

types of operation, sizes of operation, and types of business methods. The

sample is not necessari ly statistical ly representative of al I variables"

The nature of the information ob'tained is considered by most respondents

to be at least reasonably private" if not completely cr-rnf idential" Ihe infor'

mation that was obtained is considered to have a high degree of accui-acy.

Exc.ellent cooperation was received from the respondents based in no small

measure on the existence of a favorable personal relationship between the

respondents and the NAHB Research Foundation" Inc., and i ts investigatcrs"

For equal-worth dwel I ings, cost reduction in a competi tive economy increases

value. Cost reduct ions, therefore, are examined to determl ne whether they vary

with volume and whether they are basically dependent or' lndependent of volume.

The fol lowi ng concluslons. r€lated to The Accounting System for Al I

Builders., are only tentative and prel iminary in nature, but within the

time and cost constraints, they are made as specific as possible:

A" The price of raw acreage is essentially independent of volume. No

major breakpoints in price/volrime were obtained. 0pinions differ,

with sqne builders crediting very Iarge volume with some price

advantage" but this may be offset by interest charges and taxes.

0thers credit single odd Iots with a price advantage. 0n balance,

economies of scale beyond enough land for fronr 50 to 100 dwellings

are doubtful,
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0pinions concerning economies of scale for cost of land development

show more uniformlty. Host builders thought maximum or very near

maxlmum economles of scale could be achieved when developing 50 or

more lots. Some favored an economic breakpoint of 100 lots,

Host builders believe there are some economies of scale related to

labor as volume lncreases to about 100 units per year. These are

offsct partly or completely by added indirect costs for management

and supervi s lon.

l,{ost bulldcre bcllcvc thrt maxlmum Gconomles of scalc ocsur for

subcontrrct! whGn t volumG of 5O to 100 unlts pcr yGar Is rccched.

Thcrc rrc e fcw who bcl lcvc volums ln thc ordsr of 500 to 700

dwclllngs pcr ycar is nccessary to achicve mlnlmum subcontract prlce,

lndlrcct costs pcr unlt tcnd to dccllna as volume increases, but

thc rcletlon Is not I lncar and has dlscontinuitles. However, indlrect

costs arG Gsscntlelly dcpendent on volume, so per unit decline as

volume lncreases ls most probably very nomlnal.

General and adminlstratlve costs are essentially dependent on volume.

Any tandency for thelr per unit costs to decline as volume increases

would be vcry modest and uould depend in large measure on management

decislons.

l.laximum or neer maximum economies of scale for market ing costs

apperontly can bc achlevcd as voluma reaches from 100 to about 300

dwclllngs pcr ycar. Thls may rcsult in economies of from l/2 to one

pGrcant of selcs prlce. 0n the other hand, per unit marketing costs

can actuel ly lncrcesG wlth large volume. l{arketing costs are highly

variablc and prlmarlly depcndent on general and local markat

condl tions.

a
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H. Pr irnar ily, f inancing costs are directly related to volume and the

pr ice of rnoney.

There are some economies of scale for materials purchasing. Truckload

and carload quantities represent the primary breakpoints. Maximum or

near-maximum economies are achieved for most materials and products at

volumes equivalent to about l0 to 50 dwellings. For some materials, the

maximuim price advantage occurs at a volume of about 100 dwellings, and

for example, for appliances, it may be as high as 500 to 500 units.

Many bui lders buying truckload and carload quanti ties of materials

bel ieve that thei r indi rect cost increases related to volume purchases

about offset the price advantage of volume purchases.

There are a number of factors ctlrer tlran volunre that ai'f ect price of

materials" Such factors are the distribution system, categories of

buyersr variations in product quality and specification, required

servicing, price variations with time, delivery and other local items.

Al I other things being equal, management, materials uti I ization, Iabor

restr ictions" requi rements for land use and development, location of

bui ldings wi thin a community, geography" weather, codes and zoning,

regul at i ons and taxes affect costs i ndependent ly of volume. Labor

productivity and effect of repetition tend to be dependent on volume and

tend to cause decline in per unit costs as volume increases. Per unit

developed Iand costs, including interest, taxes and related expenses,

may increase as volume becomes very large"

Data based on large samples of NAHB builder members show that from 1959

to 1954 the percentage of builders of from one to 25 dwellings per year

increased and that they increased their proportion of all units built

f rom 1959 to 1954" From 1959 to 196\, the per(jentage of builder of f rom

l+

5
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?6 to 100 dwellings per year declined slightly, but they accounted for

a somewhat Iarger percent of the total number of dwellings built in

It54 compared to 1959" There was a decline in the percentage of builders

building over l0l dwellings per year and a decline in the percent of the

total market accounted for by these builders from 1959 to 1964" The

number of builders building more than 200 dwellings per year declined

from 1954 to 1967.

The likelihood of success and yield on invested capital and capital-in-

use are the key factors in manufacturersrdeterminations of whether to

invest in new product development.

The minimum market potential required to induce manuf actr.lrers to invest

in new product developrnent is no1 the pr imary factor in manufacturersl

determining whether to invest in expenditures for new product develop-

ment, Most manufacturers believe there is a much more than adeguate

market potential for new products for Iow-priced dwellings -- the key

problem is how to achieve lt" Minimum market potentials necessary to

induce investment in product deve'lopment vary from $50,000 to $50,000,000"

When this is translated into produc,ts for dwellings, it represents on the

Iow side from perhaps 1,000 to 5,000 dwellings and from !0,000 to 100,000

dwellinqs on the high side. However, as dollar volume of product per

number of dwel I i ngs increases, the necessary market potent i al in terms

of number of dwell ings tends to decrease.

\,/ithin the limitations oF this study, it appears that many builders

believe that maximum or near maximum overall efficiencies can be achieved

at a volume of about /0 to 100 dwellings per year. ln addition, most

builders believe that small volume builders (15 units per year and under)

have inherent efficiencies of low overhead, personal and di rect

r
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supervision, and some efficiencies related to lower advertis ing and

related costs. Some builders of very large volume differed in their

views of economies of scale above 100 units per year. Some of these

believe that there are no economies of scale above 100 units per year

or that if there are any such economies they are exceedingly small.

0n the other hand, there is some sentiment among very large volumc

bullders favorlng 500 to 700 units per year as the number requirtd to

achieve maxlmum economies. of scale.
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STUDY OBJECTI VES

This study has two principal objectives:

l. Determination of the effect of volume on the cost of residential

construction

2. Determination of the market potential required to induce manufac-

turers to invest in the development of new products for use in

low-cost hous i ng.

Both of the above objectives are broad in scoF-re and very complex.

This study was necessarily limited by the time and cost constraints to a

pi lot study of the fol lowi ng pri ncipal subjects:

I " Preparing a I ist of materials normal ly used in the ccnstruction

of low and moderate cost single and multifami Iy dwel I ings

2. Obtaining infcrrnation on price-quantity breakpoints frcr building

products produced by major manufacturers for the pnoducts

normal ly used in low and moderate cost housing

3. lnvestigaling the effect of volume on the efficiency of

bui ldersr site operations and management

4. I nvest i gat i ng the methods and cri teri a used by major bu i I di ng

product manufacturers for determining the minimum potential

necessary to induce investment in new products

5. Summarizing and evaluating the facts and information obtained

in a summary report.
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STUDY HETHOD

At the outset, three Foundation employees (tfre Staff Vice President, the

Di rector of Laboratory Services, and a Senior Architectural Engineer)

examined the scope and objectives of the study, outlined a work program,

prepared a schedule, and initiated work.

A I i st of manufacturers representative of major bui lding materials

and major products was comPiled.

A letter was prepared and sent to 25 major building products manufac-

turers requesting their assistance in providing information concerning:

- Pr ice-quanti ty breakpoints on thei r materials and

products

- Methods and criteria they use to determine whether

to invest in new product research, development,

product ion and marketi ng

Repl ies were recelved from l8 of these r4anufacturers. ln addition to

the information provided by them, supplemental data were obtained through

personal interviews and telephone conversations with some of these and

other manufacturers.

A list of builders, representative of the industry and known to the

NAHB Research Foundation, was prepared to provide distribution by volume,

by geographic location, and by type of operation. An outline of builder

questions and desired information was prepared, and three Foundation

employees personal ly interviewed 34 bui lders to obtain pertinent information.

Builders interviewed included those whose volume ranged from 6 to 4,910

dwel I ing units per year in the fol lowing states:

New York Vi rginia Tennessee Colorado
New Jersey' Georgia Ohio Texas
Pennsylvania Florida Hichigan Arizona
Maryland lndiana Cal ifornia

lllinois [Jashington
I owa
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lnformation and data were collected, and then summarized, evaluated,

and prepared in the form of this report.

After the data and information had been evaluated and summarized, the

three persons, who were primarily responsible for working on the study,

Jolntly developed an outline of a more comprehensive program that would be

requlred to study the same objectives, but would be designed to obtaln

conslderably more information ln greater depth than was possible within the

time and cost constraints of this report. This outline has been submitted

ln a separate document.

The contract did not require consideratlon of all cost and other factors

pcrtlnent to consideration of value (worth per unit of cost) and their

relationship, if any, to scale of production. However, the Foundation

elected to include a brlef listing and discussion of these items in order

to present a cohesive and broad spectral view of the economies of scale

related to residential construction.

a
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ECONOMIES OF SCALE - AN OVERVIEW

It is hypothesized that there are economies of scale when artlargerrtnumber of

units are built compared to arrsmalleril number" A primary obj ective of this

study is to investigate therreconomies of scale" and to determine whether and

to what extent, at least for materials prices and builders' site operations,

increases in volume do affect economies. The study implies the need to deter-

mine the answer to the following question:

How many dwelling units (or dollar volume) must be bullt

per year to achieve near-maximum economies?

For a given dwelling unit, this question may be restated as follows:

How many dwelling units must be built per year to achieve

near-maximum ability to build equal worth for the lowest

unit cost, i "e, as worth remains constant, what volume is

required to achieve the highest value?

For equal worth, value in a competitive, free enterprise system will be

affected by the ability to lower costs, Therefore, it is pertinent to the

broad objectives of this study to examine all costs to (l) determine whether

they are dependent on or independent of volume and (2) to examine other factors

that affect cost that may or may not vary by volume.

It is beyond the scope of this project to examine all such other costs

and factors that affect costs, to quantify these factors and costs, and to

prepare an impact analysis of their effect or lack of effect on economies of

scale. Even though these other costs and factors are beyond the scope of this

project, the NAHB Research Foundation believed this report would be more

meaningful if some information and discussion of these iterns were included,
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Primary Costs

ln the construction of dwell ing units for sale or for rent, there are a number

of recognized nrajor cost elements, Such elements include materials, labor,

land and its development, financing, sales, and indirect and general administra-

tive costs, These are listed in detail and are briefly discussed below in

relation to volume" The National Association of Home Bui lders The Accountinq

System for All Builders is used as the basis for i dent i fy i ng these i tems ,

Some of these cost items vary with volume, and others are essentially

independent of volume" ln this presentation and di scussion, i tems in the

Accounting System that refer to the management of properties, to the perfor-

mance of other services related to construction, and to related businesses

not essential to the business of home building have been omitted since they are

not germane to the subject of this report"

t3 200 Raw Acreaoe

The Raw Acreage Cost Account includes purchase price of raw land with

any attendant fees, financing costs incidental to the purchase of raw

land, general real estate assessments appl icable to raw acreage, and

all other expenses applicable to raw acreage such as legal fees, marketing

fees, insurance fees, etc"

For each Iocality with fixed tax rates and fixed legal require-

ments, the above cost items are essential ly independent of volume

with the exception of purchase price and financing and interest costs"

It is almost impossible to make comparative costs of the price

of land because no piece of land is identical to another at Ieast for

res identi al purposes" There i s some indi cation that comparati ve

price per lot may be less on Iarger tracts of land that have reason-

ably equivalent value as a place to live and that have equivalent
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development costs per lot when compared to small tracts. This is

not always true since in many cases, Iarger tracts frequently must

be purchased from several different owners, and if any one owner

I'holds outrr for a higher price, the cost of acquiring the entire

tract can be increased. lt is relatively well-known that com-

munities require more concessions and impose more cost-increasing

requirements on the developers of large tracts of land than on the

small developersr e.9., larger sewers to accommodate future growth

beyond the tract, donation of land for schools, parks, etc., and

maximum standards for practically everything. Some large land

developers say that it seems to berran application of a policy to

soak the big." Furthermore, there are a number of known examples

where very small volume builders have been able to purchase one

or a fewrrby-passedrr lots for a lower price than the per lot cost

of very large developments.

For reasonably equivalent pieces of land, the economies of

scale with respect to the price of Iand appear to be doubtful once

the size of the tract exceeds, soy, 20-40 acres, but this is

extremely difficult to evaluate. 
I

Upon occasion, wel l-establ ished businessmen-bui lders can obtain

financing arrangements for land, including interest rates that are

slightly more beneficial than the rates and costs achieved by other

builders. However, this appears to be more a function of the builderts

business history and abi I ity rather than a function of scaie.

ln summary, the principal differences in cost of raw acreage

above some reasonable minimum, such as enough for 50 to 100 dwellings,

seem to be relatively independent of scale.
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I I{ I 00 Deve lopment Cos t of L,and

Development cost of land includes financing and interest costs, taxes,

bonding fees, land planning fees, engineering fees, rough grading,

street grading, paving, curbs, gutters, sidewalks, storm sewers and

other drainage, sanitary sewer, water, electricity, 9os, and rrotherrr,

such as street lighting, etc.

Financing and interest costs, real ty taxes and bonding

fees are relatively independent of volume of construction. The

balance of the items are dependent in part on volume and in

general, become somewhat more economical per developed lot as

the volume increases. Finer conclusions on thi s subject are

impossible to ascertain within the scope of this !roject because

of the tremendous number of variables. Such variables include

standards and requirements, topography of land and many other

factors that effect these costs. lt appears, however, that near

maximum efficiency of scale for the items herein that are somewhat

related to volume can be achieved in the development of about 50

lots. This, however, can vary widely. For example, the amount of

rough grading involved in production of 50 finished lots on hilly

terrain could greatly exceed the amount of rough grading requi red

for as many as 500 lots on relatively level or gently sloping terrain,

because the cost of grading is essentially a matter of cubic yards

per mile.

14300 Di rect Construction Costs

Direct construction costs include only those labor and materials items in

a dwelling that would not occur if that particular dwelling were not built.

lt does not include items such as callbacks, architec-tu.ral fees, shop and
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and office materials, superintendent rs salary, equipment maintenance,

warehouse expense, heat during construction, construction loan costs,

points on mortgage, sales commission, etc.

Di rect construction costs comprise a large and s igni ficant cost

account. They include, broadly speaking, preParation, rough structure,

ful I enclosure, f inishing trades, completion and inspection and rtother'r.

These broad categories include the fol lowing:

- Preparation includes items such as permits, fees, site work,

demol ition, util ity connections, footings and foundations"

- Rough structure includes framing, concrete, rough electrical,

rough plumbing, and rough heating.

- Full enclosure includes roofing, masonry, windows and doors,

insulation, exterior trim, exterior paint, stai rs, etc.

- F inishing trades include drywal I and plaster, ceramic ti le,

finish carpentry and trim, flooring and floor-covering,

cabinets and vanities, interior decoration, fin ish electrical,

finish plumbing, finish heating, appl iances and appointments, etc.

- Completion and inspection includes clean-up, landscaping, final

inspection and rrpunch I ist'r of completion and related items.

The cost of almost all of the above items, with perhaps the exception

of permits and fees" which are usually on the basis of dollar volume or

numbers of units, ffiay be expected to vary with volume" The cost of materials

and subcontracts are also being examined and discussed in detail in the

sections of this report that deal with pricelquantity breakpoints of materials

and the effect of volume on builders operations.
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14400 lndirect Construction Costs

ln common parlance, indirect construction costs are some of the so-called

overhead items" This account includes:

- Wages of supervisory personnel such as foremen.

- Salaries of purchasing personnel.

- Salaries and fees for architectural and drafting services.

- Salaries for time-keepers, watchmen, etc"

- Expenses for equipment such as maintenance and repair

costs; fuel, oi l, and lubrication; operatorsr salaries.

- Costs for depreciation, insurance and taxes on equipment

and tools"

- Expenses for automobiles and trucks"

- Expenses for field office, warehousing and maintenance

of the house during construction and unti I del ivered to

the customer"

- Warranty expenses.

- Costs of lost time of non-salaried employees as a result

of vacations, etc., and expendable small tools and

suppl ies.

- Bonding fees for construction.

- Expenses for product research, development or testing,

and simi lar items.

These costs are primarily dependent on volume, but are not in exact

proportion to volume. They are charges not precisely assignable to any

one house.

By definition, most of these costs increase as volume

increases, and, therefore, are relatively less significant when
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examining the economies of scale than are other cost accounts.

Some of these costs will be somewhat lower on a per-unit

basis as volume increases, but others are almost di rectly

related to volume. For each item, there is theoretical ly

an economic volume. For exampie, architectural and drafting

salaries and wages are f ixed. l,/hile this is somewhat

independent of volume, the total amount is relatively depen-

dent on volume once a minimum volume has been achieved. t/ages

and salaries of equipment operators are also relatively directly

dependent on volume. 0n the other hand, field office expenses,

warehousing expenses, and wages of supervisory personnel are

only partially dependent on volume.

I n summary, indi rect construction costs per uni t tend

to decl ine as volume increases. This relationship, however,

is not I inear and has a series of discontinuities.

15000 Finished House lnventory

The finished house inventory account includes the summary of di rect

construction costs and indi rect construction costs which have prev-

iously been noted. lt also includes the cost of trade-in houses held

for resale including maintenance, refurbishing and carrying costs

unti I resold; repossessing houses, including maintenance and refur-

bishing unti I resold; and the construction costs and carry ing charges

for model houses.

The above costs are, for the most part, di rectly related

to volume with the exception of some of the previously-

di scussed i ndi rect construct ion costs. The cost of

trade-in and repossessions can be substantial and requi re

management abi I ity and ski I I to avoid losses. These costs

ut-7



are directly related to volume for a given type of building

operation with the exception that indi rect costs related to

trade-ins may be expected to decl ine sl ightly as volume

increases. The same holds true for repossession costs.

Usually, model homes are built only by builders of, s6y,

30 to 50 homes per year or more. Model homes represent a

substantial cost-per-dwel I ing-unit-sold. These costs are

dependent on volume and general Iy decl ine per dwel I ing uni t

as volume increases. The relationship is not Iinear

because as volume increases, it is necessary to add addi-

tional models, and costs go up accordingly.

b0000 Cost of Sales

The cost of sales includes the cost of raw land, finished lots, houses

and trade- ins which have previously been discussed. I t also includes

di rect costs related to warehouse and miscel laneous subcontracting

performed for others, commissions and miscel laneous other i tems.

As volume increases, costs related to sales commission

income per dwel I ing may decrease sl ightly. Di rect costs

related to warehousing operations (or shop) are general ly

dependent on volume. As volume increases, addi tional space,

services, and costs are involved. Therefore, per-unit costs

tend to remain constant, but wi th discontinuities as volume

space, and services vary.
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50000 Financinq Expense

Financing expense includes interim financing costs for construction loans,

fees for commitments, origination or standby fees, interest on notes or

firortgages, discounts on mortgages (points), closing costs pai d for the

customer, hazard or bui lderrs risk insurance, and other financing costs.

lnterim financing costs include interest on construction loans, fees,

and appraisals, inspections by lending institutions ano government agencies,

and title and recording fees.

ln general, financing expenses are directly related to

number of dwel I ing units and to dol lar volume. Al I money is

loaned essential ly on a yield basis. Fees for appraisals

and inspections and title and recording fees are essential ly

on a per-unit or per-dol lar-volume-per-unit basis and vary

directly with volume. Accordingly, financing expenses are

relatively independent of volume and represent a substantial

cost of building. The one exception might be that well-

establ ished, large-volume bui lders can, upon occasion,

obtain advance commitments on a relatively more favorable

yield basis in anticipation of an upward trend in yield,

but such an advantage of'rvolumerrwould be slight and subject

to change at the discretion of the lending institution.

50000 Harketinq Expense

Harketing expense includes i tems such as salaries and commissions,

advertising costs, sales office expense, model house maintenance, sales

showroom expense, sales training expense, market research and consulta-

tion, and other marketing expenses.

All of these are somewhat dependent on volume. ln some

instances, commissions to brokers or sales fees-per unit
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decrease as volume increases and may amount to a difference

of perhaps as much as one-half percent of the sales price.

ln general, the same relationship exists in the case of the

bui lder maintaining his own sales and marketing operation.

There is some evidence to indicate that this is not economical

until a volume of about 100 to 300 dwelling units per year is

reached -- but this depends in part on sales price. The

overal I tendency is for maiketing expenses per dwel I ing unit

to decline very little as volume increases, but as volume

reaches 100 units, negotiated realty contracts or the bui lderrs

own sales force tend to lower marketing expenses sl ightly.

This decl ine could represent one percent of sales price

compared to a very low volume. However, this is a variable

cost, and it depends in large part on the market conditions

at the time of sale. ln fact, large volume builders with a

Iarge number of dwellings under construction at one time can

experience a market condition that requires one to 2 percent

or more greater expenditure for marketing expense than the

smal I volume bui lder would experience under the same

ci rcumstances.

SOOOO General and Administrative Expenses

General -and-admi nistrative expenses consist of salaries, off ice expense,

depreciation and amortization, taxes, insurance, professional fees,

travel, entertainment, contributions, and other expenses such as bonding

company employees, corporate expenses, contributions to profi t-sharing

plans, directorsr fees, dues and subscriptions, and miscel laneous.

I
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9000

These expenses do not vary directly with volume for a

given operation and are frequently referred to as fixed

expenses. They can vary as a result of management decisions

Their unit costs may vary with volume to some extent, that

is, as volume increases, their per-dwel I ing-unit cost may

decrease, but this relationship would not be linear and

such a decrease would be relatively modest.

0 0ther Expense

0ther expense includes provision for income taxes, bad debt expense and

loss on sale of assets..

Essentially, these items are independent of volume

since corporate income taxes are by far the dominant

factor in these expenses. Federal taxes are at a constant

rate for net income before taxes of $25,000 and up. Sgme

state income taxes on corporations have a variable tax

rate, but their effect would generally tend to increase

costs as volume increases.
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Seconda ry Factors Affect i nq Cos t

There are a number of other factors that affect cost for dwellings of equal

worth or function. Even though the effect of these faotors eventually are

recorded in the Accounting System, they merit special examination and commeht

particularly in relation to their variation, if any, with volume. Some of

these items, such as management and productivity, will also be discussed

under the heading of ,rEf fect of Volume on Buildersr Site Operations'r. They

are discussed briefly here, however, to present a cohesive and overall view.

l. Hanagement

The residential building process for even 100 dwelling units

is complex. For efficient production, this process requires

substantial abi I ities, knowledge and managerial ski I ls, and,

as one of the builders interviewed stated, rrluck'r.

Luck may seem facetious. lt can, however, be a factor

since many actions by people or organizations that are

completely beyond the control of the builder can occur

and can have disastrous effects on the bui lding business.

For example, a builder may buy a piece of land upon assurance

from a municipal official that an access street or trunk

sewer will be extended. After purchase of the land, however,

the community may reverse its decision and decide against

extending the street or sewer. The cost of extending the

access street or trunk sewer can make the cost of the

developed land uneconomical. This can and do.es happen

and is entirely indepqndent of volume. lt should be noted

that this is more likely to occur in the case of large

volume operations than in cases where only a few lots are

involved.

I
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Managerial ski I ls are becoming increasingly important for

builders in order for them to remain competitive in the residen-

tial bui lding business. For example, overal I costs can be

affected by the ability to purchase land wisely as opposed to

rrfor a good pricerr. For example, if land is purchased and

developed and homes or apartments are built in an arearrnot

quite ready for the market'r, sales will be slow, interest charges

and taxes will be high, and overall costs will be increased.

This phenomenon is essentially independent of volume, but it

is less likely to occur in the case of large volume since

more marketing talent is either on the staff of or is

available to the large volume builden. Yet the need to judge

the market better is greater for a large volume builder than

it is for a small volume builder.

Market research and design of the dwellings can also be

key factors in sales or rental of the completed uni ts. Ski I I

in selecting the right location at the right time with the

right design for the right market can have an important

effect on the rate of sales and can either decrease or

increase sales and financing costs. lncreased sales and

financing costs due to low levels of marketing and design

skills are less likely to occur in the case of larger

volume production, but this is highly variable.

Two hui lders bui lding essential ly identical dwel I ing

units and paying essential ly identical prices for labor and

materials, land, money, and services may not achieve essen-

tial ly identical costs. Supervision, work planning,
vr-13



schedul ing, and materials handl ing can al I affect costs for

essential ly equivalent dwel I ing units bui lt in essential ly

equivalent volume. The ski I i of the bui lder in carrying out

these important managerial functions can resul t in cost

differences independent of volume.

The sco[re of this study was too limited to draw general

conclusions about the relation of volume to these managerial

abi I ities. ln general, the larger volume bui lder has avai lable

more talent related to the above subjects, but he also has a

larger and more compl icated task for this talent to perform.

The very existence over a lonq time in this competitive

econ.rmy of a large number of smal I volume builders tends to

indicate that their per-dwell ing-unit marragerial abil ity

compares favorably wi th the per-dwel I i ng-uni t managerial

abi I i t i es of the langer vol ume producer.

The ability of a builder to construct in a shorter

period rather than a longer period wi I I affect his financing

costs and, of course, the return on his invested capital.

0rdinari ly, the shorter construction schedule, if the job

is under complete control and productivi ty i s mai ntai ned,

will result in lower overall costs if for no other reason

than a reduction in interest charges. This phenomenon is

essential Iy independent of volurne. As a ma'tte.r of fact,

for equal conditions, there is some evidence to indicate

that the length of construction schedule tends to be

greater as vo.l um.e increases, but adequate data are not

at hand to draw f irm conclusions ori this point. l.Jhile

interest charges rise as the scheduled construction time

b
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increases, some builders believe that this is more than offset

by the ability to reduce the costs related torrhaste makes

was te'r.

Materials Utilization

For two equivalent dwellings of equal worth, there can be

important cost differences related to materials utilization,

materials scrap and waste, and least-cost engineering design.

ln general, the ability to reduce costs through application of

these techniques increases as volume increases. However,

during the course of this study and from previous experience,

the Research Foundation has knowledge of builders, whose

volume is between I5 and 100 dwelling units per year, who

achieve very high degrees of materials uti I ization, affect

excel lent least-cost engineered designs, and have a minimum

of scrap and waste.

Labor

Aside from the question of wage prices, there are differences

in productivity of labor in (ifferent parts of the country.

Such differences appear to be independent of the volume of

construction or design of the dwel I ing with one important

exception: lnformation obtained from bui lders, industrial

engineering studies of si te construction by the Research

Foundation, and other data indicate that the well-known

labor-learning curve in factories is appl icable to residential

site construction. That is, there is a reduction in labor

content as the number of repet i t i ve operat i ons i ncreases .

This reduction may range between l0 and 20 percent each

i

3

vr-15



time the number of operations is doubled, for the first few

times (i.e., lo0, 90, 81, 72,9,65.5 -- a lO-percent curve

for a total of 3l repetitions -- l, 2,4,8, 15). This cannot

be applied to total man-hour content since it is only applicable

to that portion of the total work content which is unfamiliar.

I t could not, for example, be appl ied to nai I ing, fastening,

on handl ing, but could be appl ied to measuring, cutting,

operations sequence, etc. The effect of the Iabor-learning

curve can be distinctly beneficial in reducing cost as volume

increases provided design elements (not necessari ly appearance)

are repeated. Such repetition may have other cost-reducing

advantages (see below).

ln addition, in some areas of the country, essential ly

local restrictions are imposed on labor and productivity.

These do affect productivity and cost and are independent of

vol ume.

Repetition

Repetition of design elements, as noted, can reduce costs

for labor as noted above. lt can also reduce costs for pur-

chasing, del ivery, materials handl ing, scrap and waste, and

related i tems. Repeti tion of design elements becomes more

feasible as volume increases.

Land

The price of land, allowable land density, and subdivision

development standards and requi rements can substant ial ly affect

costs for two dwelling units of equivalent worth as a place to

I ive. This is so obvious it need not be discussed further

r
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except to note that these major factors essentially are

independent of volume (see land acreage cost discussion

above) .

Location of Bui lding Project

For equal volume of equivalent designs, the location of the

building project can have an important effect on costs,

aside from material and wage prices. lt appears that

bui lding in older and larger cities on urban renewal ground

would represent the highest cost Iocation in which to build.

This is aside from the question of the requirements of the

codes; but it is a function of the number of departments, the

number of regulations, the involvements of zoning, Federal

contracts and restrictions, and, in . generaJ, the compl ications

of dealing with multiple departments in larger and older cities.

0n the other hand, building in suburban areas that have smaller

and younger governments with fewer departments generally means

fewer complications and closer cooperation. Under the circum-

stances, the job generally can proceed faster and will have

Iower overhead costs related to many factors both prior to and

during construction. The preceding is perhaps an overgeneral-

ization, but it makes the point. The above type of cost

differences appear to vary independent of volume although the

per-unit overhead and indirect cost r^,ould be reduced somewhat

as volume increases.

Geog raphy

The topography and the location of the building site can affect

costs independent of volume. ln general, nearly flat or gently

vl-17
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sloping Iand resul ts in lower foundation, excavation, gradingr

materials handl ing, street paving, and sewer instal lation costs,

whereas, the converse is true for steeply sloped land. These

factors are relatively independent of volume.

Weather

Weather affects cost essential ly independent of volume" I t is,

without a doubt, more costly to build in areas like Cleveland,

Buf falo, Philadelphia, l./ashington, D.C., and Chicago than it

is in areas such as Los Angeles, Miami, San Antonio, and even

Atlanta, independent of the question of price of materials and

price of wages and design of the dwelling. Cold, wind, snow,

rain, and mud are all enernies of the construction time schedule,

interest costs, productivity, and even materials uti l ization.

0n the Iatter item, for example, scrap and waste materials wiII

invariably be higher when adverse weather conditions are present

For example, f raming lur,nber wi I I f requently be used tr: provide

a mat for ready-.qix concrete trucks to get over the mud, and

in the process, some will be destroyed and much of it will be

cons i dered to be unsalvageable.

I n addi tion, extreme hot or col d cl imates resul t in

additional costs for heating, air conditioning, insulation,

storm windows, insolation,and related items. These extra

costs are independent of volume.

Codes and Zoning

All code reguirements are eventually reFlected in costs.

So, to some extent, the effect of codes is integrated into

overal I costs. However, code requirements can affect costs

in a more subtle way by, for example, r.equi ring a type of

9
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construction, a construction detai l or a material that

inherentIy is either more costly or requires more labor

content per unit of performance than other requirements in

other commun i t i es. Such cost i ncreases are i ndependent of

vo I ume.

ln the cases of zoning and Iocal governmental reguire-

ments, it has bee., observed that there seems to be a

tendency for the municipal officials to requi re special

concessions from large land developers that increase cost

per-dwel I ing-uni t, whereas, these are much less frequently

requi red from smal I volume developers or bui lders. For

example. in the case of a large development, the developer

may be required to give or sell at a low price pieces of

lahd for schools, parks or other publ ic purposes" This"

while not a major factor, is a.ost element that tends to

increase as volume increases"

Local and State Government Regulationsr 0rdinances" Taxes, Etc.

Some communities have adopted ordinances that prohibit the

burning of refuse and prevent stream pol lution from soi I

erosion. ln Ventura County, Cal ifornia, debris and trash

removal from scrap and waste rnaterial typical ly costs

bui lders an extra Sl00 per dwel I ing compared to burning.

I t has been estimated that stream pol lution prevention due

to soil erosion can easily cost $50 extra per lot"

A number of communities and states have special taxes

that relate ei ther to sales taxes on materials or dwel I ings,

or they have special regulations with respect to fees for

10.
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fi I ing and recording deeds, deeds of trust, etc. Al I of

these extra costs are essentiai ly independent of volume"

It is apparent from the above that there are a number of factors that

affect cost for dwellings of equal worth" Some of these are dependent on

volume. Most of the factors that are dependent on volume tend to exhibit

decreases in unit costs as volume increases. However, for a few factors,

the tendency is for unit costs to increase as volume increases. ln all

instances of cost factors dependent on volume, the relationship between cost

and volume is not linear and usually has a number of discontinuities in the

relationship as volume increases"

There are also a number of factors that affect cost that are indepen-

dent of volume, that is, as volume increases, unit costs will remain the

same or approximately the same"

Bui lder Volume Profi le

The market for homes, for rent or for sale, is now and has been extremely

competitive since fulfillment of the backlog of demand following World War

l l. Buyers and renters have many choices. ln such a competitive free

market, examination of tl'le percentage of builders producing various volumes

of dwellings and their proportion of the total market is pertinent to the

ques t i on of econom i es of sca I e.

ln I959 and in 1964, the National Association of Home Builders under-

took major surveys of its membership to determine, among other things,

bui lder-volume distribution. Table I on the next page, sets forth thi s

information for 1959 datal Table ll shows the sarne information for 1964

and Table lll summarizes and compares the data from Tables I and ll"

It can be seen from all three tables that the percentage of builders

building I to 25 dwelling units per year increased and that they increased
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their proportion of all units built from 1959 to 1954. The tables also show

that thpre was a small decline from 1959 to 1964 in the percent of builders

building 26 to 100 dwelling units per year, but they accounted for a some-

what larger percent of the total number of dwellings built in 1954 compared

to 1959. There was a decline in the percentage of builders building over

l0l dwelling units per year and a decline in the percent of the total

market accounted for by these builders from 1959 to 1954.

TABLE I

1959

Bui lders of this
many units per year

t-5
5- l0

n -25
25-50
5t-75
76-100

l0l-250
251 -500
0ver 500

Builders of this
many units per year

l-5
5-r0

tt-25
26-50
5t-75
75-too

r0r-250
251 -500
Over 500

Compri sed thi s

% of al I NAHB

Bu i I ders

I 00.0

TABLE 1 1

1964

Comprised this
% of all NAHB

Bu i I ders

Built this % of
all units built
by NAHB Bu i I ders

23.9

100.0

Built this % of
all units built
bv NAHB Builders

13"
17.
26.
17.
6"
5.
8.
3.
l.

5
I

9
6
5
6
I

I

5

and

and

0.5
2.2
7"5

r 0.6
5"9
8"2

2t "8
18.4

t.l
3.5

tt.2
t4.8
9.4
8.S

22 "2
14.7
14 "7

18. 5
18.9
27 .O
t5.9
5"5
4.2
5.5
1.7
0"8

100.0 100.0 vl-21



TABLE I I I

COMPARATI VE TABLE

Bui lders of this
many units per year

Comprised this % of
al I NAHB Bui lders

Built this % of all
uni ts bui I t by NAHB

Bu i I ders
and

1959 196\ 1959 1964
t

t-25

25- r 00

0 ver l0l

57 .5

29.8

12.7

64.4

27.5

7.O

10. 2

25.7

54.1

t5.E

32.7

51 .6

Another study by the American Marketing Association and NAHB completed in

0ctober 1957 showed that the number of builders building 200 or more dwelling

units per year decreased from 1954 to 1967.

The precise reasons for the occurrences reflected by the above data are

most difficult to identify. lt is certainly not because large-volume builders

became less efficient from 1959 to 1964. tt is most probably because the

problems, constraints, and restrictions on large-volume bui lders increased

proportionately during that period. The two most obvious problems are land

and money.

It is becoming increasingly difficult and it requires increasingly larger

sums of capital to obtain, develop, and build on large tracts of land. There-

fore, fewer building companies have the financial capabilities to remain in

the large-volume category.

ln the past few years, the squeeze on interim construction money and

particularly on permanent financing for mortages has considerably increased

the risk of building in large volume. rrPointsrr on mortgage money can quickly

vary to such an extent that a modest nrofit can be turned into a loss.

High and fluctuating financing costs qre especial ly persuasive in dissuading
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bui lders from undertaking construction of a large number of houses. The

exposure and risk in a vacillating and costly money market are just too

great for the lor"lg lead tirne required in large-volume construction"

With rising incomes and costs, the relative trend has been to higher

priced houses, and it is believed that this tends to favor the competitive

position of the smal l-volume bui lders of custom homes"

Although Anrericans have changed their attitudes about many consumer

products, they have been extremely slow to change their basic attitude

toward housing. The new home buyer aFparently still wants a big, well-

equipped suburban home that is traditional in appearance. lt seems that

the more the buyer earns, the more he adheres to this traditionally

accepted way of home ownership life. I.Jhile this does not directly favor

the small-vcllume builder, it is believed that it tends to make it easier

for him to compete with ot,her types of builders.

As will be set forth in the following chapters, there are price-

quant i ty advantages for material s purchased i n vol ume and certai n other

efficiencies related to scaie for large-volume bui lders. Yet, bui lders of

I to 25 dwellings per year represented about 60 percent of the total

number of builders in 1959 and 1964, and, from 1959 to 1964, that per-

centage of the total number of builders increased and they increased

their share of the total market. ln addition, builders of 26 to 100 units

per year comprised more than one-fourth of the total number of builders,

and, from 1959 to 1964, they increased their percentage of the total

market. During the same period, the percent of bui ldr:rs whose volume

exceeded l0l dwelling units per year decreased and their share of the

totai market decreased. t)n the other hand, in 1954 builders of l0l or

more dwellings per year r(rpresented only / perceht of the total number of

builders, but they accounted for more than one-half of the total market.
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Thus, it might be argued that this shows there are economies of scale when

volume exceeds lOl dwel I ings per year.

The data in Tables l, ll, and lll are based on large samples of the

industry.

There seems to be little question that during the past decade the

market has been free and competitive and that buyers and renters have had

many choices. From the above data, it appears that the dwellings produced

by builders of 100 or fewer units per year for sale or for rent competed

favorably with the dwel I ings produced by the Iarger-volume bui lders.

tJhile there are many factors that affect the choices of a buyer and renter,

cost-per-unit-of-worth certainly is a significant factor. ln summary,

these data tend to indicate that for the period 1959-1954, there are only

minor economies ef scale in volume over l0 to 100 dwelling units per year

in volume. This might be offset by tl're argument that builders of l0l or

more units per year obtained more than one-half of the rnarket but. as has

been stated before, repre.sented only J percent of the number of builders"

This subject of the economies of scale is extremely complex and cannot be

examined exhaustively within the time and cost constraints of this project.

The preceding bui lder-volume data are included in this report to

provide a more comprehensive understanding of the rreconomies of scale,l

during the past decade" T'he inclusion of this data is not intended to

imply that the sarne situation wil I hold true in the f uture.

Dwel I ing Cost Breakdown

A major element of this study refers to price/quantity breakpoints for

materials. Accordingly, an exarnple is included of a reasonably typical

cost breakdown r*>f a single fanrily dwelling that sells in the medium price

range, soy $ 23 , 000 .
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Cost Breakdown Example

Deve I oped l-ot Cos ts 22%

Sales t Marketing Costs 5%

Financing Costs (with only a few I'points") 6%

I ndi rect, General and Admini stration Costs, and Profi t 12%

D i rect Construct ion Costs 55%

Materi al s 70-75%

Labor 30'25%

Therefore, in a $23"000 home, materials costs might be expected to be

/O to 75 percent of 55 pencent or $8,900 to $9,500. It should be under-

stood that the above cost breakdown is only A example ar,d that the price

of land, the cost of developing land, and the cost of financing can vary

substantial ly" This could effect the above percentages significantly.
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LIST OF PRODUCTS E SERVICES

The following is a listing of products and services utilized in the con-

struction of moderate to low-cost single-fami ly and mul ti-fami ly dwel I ing

units. The elements that constitute the major portion of the total direct

construction costs in single and multi-fami ly dwel I ing units have been

asterisked.

List of Products E Services Normally Required in Construction of

Moderate to Low-Cost Single 6 Hul ti-Fami ly Dwel I ings

Planning Fees -
Land planning
Arc.h i tect
Eng i neer

Bui I ding Permi ts
Comp let ir-,n Bonds

:tstreet Paving E Curb -- Concrete E Asphalt
Surveyor - Stakeout

:tExcava t i ng
Equipment rental
Equipment purchase

Foundat i on
','cConcrete (formed and reinforced)
;kRei nforc i ng steel /mesh
'.lcHason ry b lock

Waterproof Foundat ion
Term i te Protect i on
Stone Fi I I
Drain Tile
Vapor Barri er

:lConcrete (s lab) Readymlx

Floor System
,'*Jood joists
:'*Jood beams
,<S tee I beams
Steel posts and columns

'kPlywood sheathing
',l'Board sheath i ng

Vent i I ators
Nai I s

:kRegu I ar
:kPower driven
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'r:Finish materials
-,',Underlayment

*P I Ywood
r,Part i c Ieboard
,r Hardboard

:1:C a rpe t
J,'Vinyl sheet
:kVinyl asbestos tile
:k{5pft6lt tile
:'.'\,Jood flooring
:kCeramic tiie

Conc rete
:kFormed and poured
,'cPrecas t/pres t ressed p I anks

I,/al I System
VJood f ram i nq I umbe r

,kS tuds
:kPl ates
',kHea de r s

Sheath i ng
:'<lnsulation board
:kP lYwood

:'.'lnsu lat ion
:'GYPsum board
:kPlaster
',rB r i ck

Mason ry
^B I ock
:"'B r i ck

Exterior finish
:rilJood siding

Boa rds
P I Ywood
Ha r dboa rd
Composition Board

,1:Aluminum siding
':Brick veneer
'Stucco

-."-Paint-stain
I nter i or
Exterior
Cau I ki ng
Sealants

Concrete
,'rFormed and poured
:?Prsg65f panel s

Metal curtai n wal I systems

Roof-Cei I ing System
-i.Joists and iaf ters
'xTrusses
.,:.Sheathing

P I ywood
Boa rds

'(GYPsum board
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Lath and plaster
'klnsulation
Roofing felt
Vent i I ators
F ans

>cShingles
Asbestos cement
Aspha I t
Wood

Ti le
C emen t
ClaY

Conc rete
Formed and poured
P recas t/P res t res sed

Plumbing
:'rPipe 5. f ittings

Copper
Plastic
Galvanized steel
Cast i ron

,'cFixtures
Water c losets
Lavatories

China
Porcelain on cast iron
Porcelain on steel

:kControl s (brass)

Heating-Cooling
-r: Duc two r k

Metal
Fiberglass
F i bertube
Cement asbestos
Fired claY

,tEqu ipment - heat
Furnace

Gas
Electric
0il

'rBoilerl'
Gas
E lect r i c
0il

Heat pump (cool ing)
Electric

Electric baseboard
Electric radiant

*Equi pment - 6ool i ng
Conden se r
Comp res so r

Electric
Gas
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Piping and insulation
Copper
Al uminum

Charge system
F reon
Water (S"t)

Control s

:',tlectrical
'l:Wi re

Copper
Al um inum

Receptacle boxes
Swi tches and pl ugs

rkF i xtu res
''.'Ent rance panel

Finish Materials
r'*Jindows wi thlwi thout screens

Wood
Aluminum
Steel
Plastic

:kDoo r s
:'rEn t ry

Wood
Steel

:kpas s age
Wood

:kC I oset
Wood
Steel
Mol ded pl asti c

)k;a rage
Wood
Steel
Aluminum
Reinforced plastic

,',SIiding glass
Al uminum
t^/ood

rkGlass & mirrors
:kCeramic tile
,kMillwork, trim
',kKitchen cabinets
'.APp I i ances

Range-oven
Refrigerator
D i sposer
D i shwasher

:':Gutters 6 downspouts
Galvanized
Aluminum
Plastic
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,lshower doors
Exhaust fan

:rr'Ha rdwa re
Bath accessories

Medi ci ne cabi net
Wal I coveri ngs

l,Ja I I paper
Special wal I panel ings

Nai I s, screws, mi scel laneous fasteners
Adhes i ves
Rai I i ngs

lnterior
Exter i or

:kE levators
Entry mai I boxes

Exterior Finish
r'Driveway - walkways

Conc rete
Aspha I t

'Lawn
:kLandscape

Fenc i ng

I
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PRICE.QUANTlTY BREAKPOINTS FOR BUILDING PRODUCTS PRODUCED BY MAJOR

MANUFACTURERS

The bui lding-materials market was once described as a Turkish bazaar. Whi le

this description may not be exact, it conveys the idea with some accuracy

that bui lding materials prices are variable, subject to negotiation, and

affected by many factors in addition to volume.

The tremendous number of building products and the major variables

involved make it exceedingly difficult to do more than obtain indications

of building materials price-quantity breakpoints within the time and cost

constraints of this study.

Several major variable factors affect materials price-quanti ty breaks.

These include:

- The distribution system

- Categories of buyers

- Variations in product qual ity and specifications

- Servicing, price variations with time, del ivery condi tions, and

other local ized factors

The Distribution System

For many building materials or products,.the distribution system involves six

typical purchas ing patterns :

| . Manufacturer to bu i I der

2. l'lanufacturer to distributor to builder

3" Manufacturer to di stributor to dealer to bui lder

4. Manufacturer to distributor to dealer to subcontractor to bui lder

5. Manufacturer to distributor to subcontractor to bui lder

6. Hanufacturer to subcontractor to bui lder
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ln addition, there are numerous variations or combinations of the above

six patterns" For some types of materials, different terminology is used.

Sometimes the term'rjobber'r orrrwholesaler'r is substituted for "distributor'r,

or occasionally one of these may be an added element in the distribution chain.

0ccasionally, brokers may be involved as in the case of Iumber, where brokers

buy cars of materials in-transit for resale while still in transit to their

customers.

te ries of End-U e Cus omers in the ndu s

The several categories of end-use customers follow:

- Builders

- Prefabr i cators

* 0riginal equ ipment manufacturers

ln addition, builders, in some instances, have their own purchasing and

materials inventorying companies, in which cases, they usual ly qual ify for

consideration as bui lding-materials dealers. Sometimes, there are different

pricing patterns for the above categories of customers regardless of volume.

Variations of Product Qu al i tv and Specif ications

The study is complicated by the fact there are at least 20,000 and probably

more than 100,000 specific different products sold to the residential construc-

tion industry" For example, a major bui ldi ng materials manufacturer suppl ied

us with dealer price lists during the course of this study . For one type of

material, which is primarily used as surfacing for outside walls and occasion-

ally used inside, the manufacturer lists ll3 different products -- that is,

they have different sizes, thicknesses, finishes, an'd degrees of treatment,

i.e., sanded or unsanded. Another manufacturer I isted more than 5b 
"different

roofing products al I with different specifications, sizes, appearances, colors,

i
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composition, etc. Lumber and plywood are avai lable in numerous thicknesses,

lengths, widths, grades, species and finishes. The total number of possible

Iumber and plywood products is enormous. Unit prices for each vary slightly.

Servicinq and oec i al Factors

Price-quantity breakpoints for materials and products are affected by

servicing requirements of the end-use customer. The manner in which the

products are delivered, stacked, wrapped, prefinished, Precut, etc.,

affects price. ln the case of products such as appliances, price is

affected by presence or absence of service agreement, the need for special

service, callbacks, and related items.

Many bui ldi ng products are heavy and bulky. Freight, shipping, and

packaging are important factors in price actual ly paid. For example, in

some parts of the country, freight from the VJest Coast can represent from

one-fourth to one-third of the price for lumber products. ln addition,

freight costs vary with location, type of product, method of shipping, size

and weight of shipment, etc. ln most instances, delivery costs are an

important factor in materials prices.

Prices for many building materials, such as lumber and plywood, fluc-

tuate almost daily, and prices for many other products vary throughout the

year.

ln short, the compl ications of the distribution system, categories of

buyers, variations in specifications and quality of products and servicing

and special factors al I greatly cornpl icate the determination of price-

quanti ty breakpoints. Al I of these factors affect price independently of

vo I ume.

Pe rhaps

pri ce market

the best way to simply describe the residential building materials

is to say that it is a negotiated market. Certainly, there are
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price-quantity breakpoints, but, in addition, the variables mentioned on the

preceeding pages and negotiation can and do affect price somewhat independently

of volume.

Market conditions can and do affect price independently of volume. The

competition among manufacturers is so keen that minor fluctuations in mar-

ket conditions can cause additional trade discounts or incentives to be

added to typical purchasing patterns. This occurs at times and is inde-

pendent of volume.

All builders interviewed in this study plus previous experience of the

NAHB Research Foundation indicate that builders are well aware of the sig-

nificance of the cost of materials in relation to the total cost of the

house. Wi thout exception, the bui lders interviewed, whether they had large

or small volume, recognized the above fact and exercised special effort to

achieve the best possible materials prices.

Manufacturers are faced with legal requirements pertaining to the

pricing of materials. This subject is beyond the scope of this study.

Apparently, however, manufacturers must be able to account for price varia-

tions based on their actual savings or added cost for a particular set of

conditions. This holds true not only in relation to volume, but also in

relation to the costs of production, sales, distribution, and for all factors.

Manufacturers wi th establ ished "distributorsrr and I'dealersrr can be

expected to be reluctant to make arrangements for direct sale to large volume

accounts, such as a builder, thereby reducing their esta,blished distributors'

volume by that amount. This further compl icates the price picture.

ln order to qualify as a different and more beneficial category of buyer,

some builders establ ish their own building rnateria.ls dealerships and purchase

some products and materials di rectly from manufacturers or distributors

(jobbers, etc.). Some of the builders interviewed during the course of this

vl I l-4

,

:r



study do buy large quantities of materials more or less directly from manu-

facturers and perform the funrt.ions of purchasing, inventorying, unloading

and loading, and other related services usual Iy performed by bui lding

materials distributors or dealers. As can be seen below, buiIders who thus

purchase in volume pay lower prices for the materials than those paid by

builders who do not perform these services, but buy directly from building

materials dealers.

Builders who do volume purchasing pointed out that the economic

advantage of theirrrdirectrrpurchasing system is very small, that their

overhead cost including interest on unused inventory, warehousinE costs,

unloading and loading costs, and purchasing and accounting overhead costs,

probably about offset their direct volume purchase advantage. They

recognize that the maximum benefit they can gain is to recapture any portic)n

of a mark-up in the distribution chain that is unrelated to the cost of the

service performed and the profit of the by-passed elements in the distrib';-

tion chain (ffre indication is that the prof its of most establ ished building

materials dealers are quite nominal although this varies substantially.

However, this subject is beyond the scope of this study.).

Bui lders who perform their own bui lding materials "dealer'r functions

report, however, that there are two important reasons for engaging in such

activity. First, the purchasing and inventorying oF their own materiels in

quantity provides substantial ly better control for the enti re production

system. 0n the basis of information from bui lders irrterviewed, this seems

to be particularly important as volume approaches 70 to 100 dwellings per

year and up. There are cases, however, where some builders consider this

important for volume of I5 to 20 dwelling units per year and other who think

it is unimportant for volume of 400 or 500 and even 1.000 units per year.

vt I t-5



It is obvious, however, that the cost of delays due to incorrect or late

delivery or nonavailability cf materials can be more costly for a tightly

scheduled volume production system that when production is Iow. Large

volume builders interviewed during the course of this study who do not pur-

chase, handle, and inventory their own materials directly -- in effect as

'fdealersrr *- have al I developed very satisfactory arrangements for eff icient

purchase and delivery of materials from local established dealers or distri-

butors.

Second, bui lders who do purchase, inventory" and handle materials as

"dealers'r do so, in part, because they believe it pr6vides them better control

of quality of the materials used and of the end product which they produce"

This is not true, of course, for al I materials and products. but it is true

for some materials and products.

Speci fic Examples Price-Quantity Materials Breakpoints - Bui lders

ln the examples below, relative unit costs of products used per dwell ing were

developed for different volumes" The Iowest unit cost quoted in each case

represents the best price possible negardless of volume iricrease in the exper-

ience of that bui lder" Multiple examples are used to i I lustrate different

cond i t i ons and pract i ces "

Bui lder A One very large volume bu i Ider bel ieves that he achieves

maximum economies of scale related to his overal I

operation -- of which mate-ria.ls price is one factor --

when he bui Ids at the rate of approximately l5 dwel I ings

per week in one location. lnterestingly enough, l!

dwel I ing un its represent. ab.out F truck Ioad of appl iances;

l5 houses, essent lal ly, represents one trai Ier load of

asphalt shin.gles; and there are other similar cases.
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Bui lder B

Bui lder C

Bui lder D

Another very large volume builder believes that they do

not achieve any economies of scale for materials or

subcontracts after volume reaches 100 units in a parti-

cular city -- this is regardless of time interval,

although the 100 units is usually reached in less than

one year.

A builder of about 600 dwel I ing i.rnits per year stated

that the economic volume for gypsumboard purchased is

in carload lots (about 5 to 8 dwellings -- or I2 to

l5 very small dwellings). By purchasing gypsumboard

in carload quantities, he is able to buy at about l5

percent below the typci al bu i lder pri ce from dealers for

one house quantities, but he has added cost for handl ing,

financing, and del ivery that essential Iy offset the

rrdiscountrr. ln fact, his method of buving for this material

is more a function of convenience and a contribution to the

efficiency of his overal I operation than of price. His

economic volume for plumbing, heating, and electrical

products is about 25 houses, and purchasing these items

in larger volume has not produced any added price benefit.

Plumbing:

I house 1.00

10-15 houses 0.93

l+0 houses and up 0.80

Electrical:

10-12 houses I.00

25 houses 0.95 to 0.97

!0 houses 0.90
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Readymix concrete:

I to 4,000 cubic yards 1"00

More than 4,000 cubic 0"915
yards on one job in one year

This is the only instance of a builder inter-

viewed where a price*quantity break for a

large volume of concrete was indicated. The

typical practice is for unit cost to be the

same, providing readymix concrete i s del i vered

in quantitites of 3 to 4 cubi6: yards and up"

A concrete sIab-on-grade house with driveway

and sidewalks would probably use 40 to 50 cubic

yards of concrete. So 4,000 cubic yards repre-

sents in the order of 80 to 100 dwel I ings. 0n

the other hand, a crawl space house with concrete

footings and foundation wal ls might use only I

cubic yards of concrete or 800 dwel I ings per

4"000 cubic yards"

Lumbe r:

I house I"00

Carload 0"85 (8-10 medium-
s i ze houses )

Trusses:

I house (retail list) l"oo

25 houses O.5O to 0"55

Sand: Economic volume, I0 houses

Vapor barrier, plast ic f i lm:

Economic volume, l0 houses
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Perimeter insulation:

Economic volume, truckload - 100 houses

Aluminum foundation vents:

Economic volume, 50 houses (200 vents)

Hardboard s i ding:

Economic volume, carload - about 40 houses

Thermoply sheathing:

Economic volume, carload - about 80 houses

3/\-inch plywood subfloor:

Economic volume, carload - about 20 houses

3/8-inch plywood roof sheating:

Economic volume, carload - about 40 houses

Doors and wi ndows:

Best possible price 50 houses

Mi I lwork and trim:

Economic volume - 25 houses

Refr i gerators :

Economic volume, about I00 houses

Kitchen cabinets:

Economic volume, 2! houses

Ranges:

Economic volume, truckload - 25 houses

Wal I furnaces:

l/2 carload - !0 houses 1.00

I carload - 100 houses 0.90

Vanitories:

Economic volume, 25 houses
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Builder E

Builder F

0ne-piece showers wi th enclosure:

I t.00

12 houses 0.89

Bat htub :

Retail Iist, I tub 1"00

2-ll tubs 0.56

12 or more 0.50

Hardware: Economic volume, about 2l houses

Roofing: Economic volume, 100 houses

Steel gutters:

I house, retail list I.00

! houses 0.90

20 houses 0.81

40 houses (best price) 0.72

Breakpoint for almost all materials, truckload or

carload quantities with very I ittle price difference

between the two"

Kitchen cabinets:

One house I .00

Truckload quanti t ies 0.77
(about l5 to 20 houses)

Brick and block:

Economic volume one truckl.oad, with very little

advanlage, pe-rhaps 2 to 5 percent, for annual

cont.ract wi t'h price ('f l.uctuat.ion) protect ion

for lO0 hous.es.,
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Shingles:

Retail list

Truckload quantities

Carload quantities

Roof trusses:

One house

100 houses per year

lnsulation:

One house

Truckload ( l2-15 houses)

I./ indows :

Retai I I ist

One house for established
builder

8 houses

(Hote: This seems too low.)

Nails:

0ne 50-pound keg

1,000 pounds (about 4 or
! houses)

SI iding glass doors:

Economic volume, about 25

Closet doors:

| -24 houses

25-49 houses

Over 50 houses

Lockse.ts': :

One set

100 sets (about t0 houses)

house s

1"00

0"875

0" 835

I .00

0.90

| .00

0.92

I .00

0. g0

0.58

t .00

0.905

| .00

0.98

0.95

I .00

0.95
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Bui lder G

Bui lder H

Mil lwork and trim:

Economic volume one carload (about l0 houses)

Carpet i ng:

Economic volume, one truckload

Gypsumboard:

One house I .00

Truckload (about 7 or 8 0.89
small dwellings)

Carload (about l5 houses) 0.85

Doors: Economic volume, truckload (about 30 to 40
houses)

One house I .00

30 to 40 houses 0,95

Heating and cool ing equipment:

Economic volume, 100 dwel I ings

Floor tile: Economic volume, truckload - about 40 houses)

Ceramic ti le: Economic volume, about 5 houses

Electrical wi ring devices:

Economic volume, about l0 houses

Lighting fixtures:

One house 1.00

15 or more houses 0.95

A builder whose volume has varied from 40 to 700

dwel I ing units per year states that the economic

volume for his operation, general ly, is for

materials commi tments in groups of l5 dwel I ings to

be delivered in a period of not more than 60 days.
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Lumber and other typical bui Iding materials dealersl
products:

Retail llst I"00

One house 0.95

15 houses 0.925
(purchased through local
establ i shed dealers)

Lap siding:

One house I .00

One carload - 30-35 houses 0.89

ln this specific instance, the bui lder orders and

prepays the local dealer for the carload of s i di ng.

The car is del ivered to the dealer, who unloads,

inventories, and delivers the siding as the builder

needs it. The builder pays 7 percent interest for

construction loan funds and $2500.00 for this carload

of siding. This is approximately $480,00 below

dealer-to-builder price (in one house quantities).

The siding is used in about four months" The dealer

fee, paid in advance for the service rendered, is

$400 and is included in the S75OO.OO. lnterest

expense on $7500.00 at 7 percent for 4 months equals

$177"00. The savings to this bui lder using this method,

therefore, is $480.00 less $177.00 or $303.00. This

translates into a cost reduction of 0.82 cents per

square foot of coverage of the siding compared to the

regular dealer-to-builder price i'n one house quantities.

This detailed example is included to illustrate the

specific cost effec't per square foot of this volum'e pur-

chase of thi:s item, and for these circumstances.
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Builder I Large volume bui lder-fabricator

Lumbe r :

One carload, mixed I.00

l0 carloads in one order 0.98

Asphalt shingles:

One truckload 1.00

One carload 0.98

l0 carloads 0.95

Wi ndows:

One truckload I .00

One carload 0.97

Lumber: Economic volume, carload lots

Plywood: Economic volume, carload Iots

lnsulating sheathing: Economic volume, carload lots

Asbestos siding: Economic volume, truckload lots

Nai ls: Economic volume, truckload mixed (10 to /0 houses)

Builder J

The above examples serve to i I Iustrate typical materials-price breakpoints

of the builders interviewed. The data show variable comparative prices for

similar products in similar quantities for different builders. This emphasizes

that there are factors other than volume that affect materials price as noted

before. lt is apparent from the results of this study that building materials

purchasing is a highly specialized endeavor in a very complex system.

Specific Examples - Price Quantity Materials Breakpoints - Manufacturers

ln addition to obtaining information on price-quantity breakpoints for materials

from bui lders, the Foundation was able to obtain additional information from

manufacturers. Some of the manufacturers contacted decl ined to comment, and

several replied that they would be unable to adeqrrately reply to the complicated
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question within the time limit.

Al I manufacturers compete with at least several other manufacturers who

have similar or even identical products" and most manufacturers compete with

manufacturers of other competitive materials. Accordingly, some manufac-

turers were somewhat reluctant to convey what they considered to be private

pricing information to a source when they were aware that such information

could eventually wind up in the public domain and be available to their

competition. Nonetheless, the Foundation was able to obtain exemplary co-

operation from enough manufacturers to fulfill adequately the purpose of

this pi lot investigation.

The manufacturer's problem in responding to a request for speci fic

price-quantity breakpoint data is compl icated try the same variables that

affect the bui lderrs abi I ity to respond precisely to this question. The

distribution system, the categories of buyers, the variations in product

qual i ty and speci fications and servicing" price variation wi th time, and

special ized requi rements al I greatly compl icate price-quanti ty breakpoint

analys is for bui lding products.

A number of manufacturers who sell only to dealers" distributors, appli-

cators, subcontractors, or others in the distribution system who are not end-

product users, i.e., builders, prefabricators, etc., could only supply infor-

mation by classification of customer or trcategory of buyer,r.

ln the examples below, relative unit costs of products are set forth for

di fferent categories of buyers and for variations in volume. The fol lowing

data are specific examples obtained from manufacturers:

lnsulation

Dealers 1.00

Distributors and appl icators 0.g4
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Asphal t Roofing

Dealers and appl icators 1.00

Distributors O.95

ln the two cases above, this refers to truckload and carload

quantities or approximately l5 houses for insulation and from I5 to

20 houses for asphalt roofing. Although no specific information could

be obtained for these products in quantities greater than a carload,

Foundation personnel ascertained that modest additional discounts of

I to 3 percent are possible depending on market conditions for orders

of l0 carloads or more.

lnsulating Board Products including Decorative Cei I inq Ti le

Sheathing and Related Products

Dealer 1.00

Wholesaler 0.90 to 0.95

S iding Sh ingles

Same as above

Asbestos-Cement Board and Related Products

One-house vcr I u.nne I .00

Trur:kload 0.91

Whol esa ler 0.87

Asphalt Roofing Products

Dealer 1.00

Wholesaler 0.90 to 0.95

The above is for truckload and carload quantit'ies with slight

( I to 2 percent) addi tional di scounts poss i ble for quanti t ies

in orders of 5 to l0 times the above amount.
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0ne major bui Iding materials manufacturer stated that extremely large

quantities ( lmpl ierj: Several thousand dwell ings at one site; materials

delivered to one warehouse at one time) might enable the price to be reduced

to about 0.85 for typical siding-roofing types of products.

[.J i ndows

Carload quantities

Jobber to dealer price, retail list 1.00 (l window)

Jobber 0.50

Dealer 0.53

Builder 0,75

Carload quant i tes

Delivered direct to dealer or
bui lder warehouse, retai I I ist 1.00

Deale r 0.54

Builder 0.50

Major metropol itan market where manufacturer has

speical warehouse facilities, and carloads are

del ivered to bui lder through jobber

Retail list I.00

Jobber 0.50

Bui lder 0.57

Carload quantities del ivered direct to warehouse of

original equipment manufacturer, prefabricator, or

very-large volume builder (this is not defined, but

impl ied volume is 500 or more dwellings per year on

annual contract bas.i's).

Retail list t,OO

Prefabricator or bui lder 0.47
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Hardboard and Related Sidinq and lnterior Finish Products

fruckload from distribution center
direct to end user 1"00

40,000-pound car 0.96

Minimum carload 50,000 pounds 0"95

The 50,000-pound carload represents enough material

for approximately 40 modest-size dwell ings, and a

truckload represents enough material for approximately

20 modest-size dwellings. No better price is achievable

for more than one carload.

Gypsumboard and Plaster Products

Major breakpoint is for minimum carload or minimum truckload

quanti ties wi th no breakpoints for larger quanti ties. Minimum

carload of gypsumboard uould represent about l2 to l5 small

dwel I ings.

lnsulation Board Products

Dealer, one carload

Di stributor

Floor Tile

Dealer or subcontractor

I^/arehous i ng di str i butor

Roofinq Products

Dealer or subcontractor

Warehous i ng d i str i butor

I .00

0.89 to o. 95

| .00

0.9 t

I .00

0.95
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Lumbe r

Minimum carload, about 30,000 pounds 1.00

Haximum carload, 70,000 to 90,000 pounds 0.95

(8ased on special freight rates for
maximum cars)

Maximum price benefit, essential ly one carload

for lumber and plywood materials

Gypsumboard, Structural Plywood and Finish Plywood

Maximum price break, one carload

Less than truckload quantit ies

Truckl oad

I .00

0.90 to 0.95

0.75 to 0.85Car I oad
Carload quantities for these products
represent approximately 8 to 20 smal I
dwel I i ngs

Aluminum Coil Stock

Base price 30,000-pound quantity; if converted to

s iding, this represents approximately 90 houses.

30,000 pounds 1.00

15,000 to 30,000 pounds 1.03

10,000 to l5,000.pounds 1.05

No discounts for quantities greater than 30,000 pounds

Finished Fabricated Aluminum Products

Lowest base price, truckload, approximately 40 houses

to a distributor l.OO

Less than truckload quanti ties 1.05

No discount for even l0-truckload orders
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Fabri cated AI uminum Products

Dealer price

Distributor price

lnsulation

One car load

I0 carloads

50 carloads

100 carloads

Decorative Cei I ing Products, Acoustical Ti le,

0ne carload

l0 carloads

50 carloads

100 carloads

Bathtubs and Showers

About 40 houses per truckload

Retail list

Distributor (l /2 truckload)

Distributor (less than l/2 truckload)

Bui lder ( less than about 20 houses)

Bui lder 20 houses or more
(no price break above 20 houses)

Etc.

| .00

0.95

I .00

| .00

0. 94

0.88

| .00

| .00

0.92

0.83

One carload 1.00

l0 carloads 1.00

I 00 carloads 0.80

L umbe r

Carload - 40,000 to 50,000 board feet 1.00

Boat load (delivered to east coast),
500,000 board feet 0.97

(about 8 to l0 houses of dimension lumber per carload)

Aluminum Windows

I .00

0.50

0.63

0.75

0.63
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Alum inum Sidinq

Less than truckload, I to 30 houses

Truckload, approximately 3O houses

A I umi num Pref i n i shed Soff i ts

Retail I ist

One to ! houses

l0 or more houses

Appl i ances

All kitchen and laundry appliances

One house

Two houses

50 houses

200 houses

600 houses

5 to 19 houses

20 to 49 houses

50 to 499 houses

Over 500 houses

I .00

0.86

I .00

o.75

0.675

sold as a group

| .00

0.98

o.g2

0.885

0.85 to 0.825

1..00

0; 90

0;82

0:78

Plumbinq Fixtures

Retail list 1.00

Truckload quantitites 0.95

Multiple truckloads 0.90 to 0.85

rrsales to original equipment manufacturers would be expected

to have a lower sales expense, and they might receive up to

an additional 8 percent discount due to lower selling expense.

However, this must be in strict legal compliance with the

Robi nson-Patman Act. rl

Harbel ized Vani
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Shutters

One to ! houses

I0 to 2t houses

30 to 299 houses

Over 300 houses

Lumber and Plywood

| .00

0. 85

0.80

0 "75

One to l0 carloads 1"00

I I to 50 carloads 0.97

ln the order of 100 carloads 0"95

But above is variable depending on car mix, acutal sales

and production costs, credit terms needed, and other

facto rs .

Roof Trusses

One house I .00

I 00 houses I .00

For orders of over 100 houses, some negotiation possible,

but only sl ight possibi I ity for price reduction. Del ivery

is the key factor in cost, since only one house of trusses

can be delivered at a time.

S umma rv

ln summary, prices of residential building products depend on a number of

factors other than volume. These include the distribution system, categories

of buyers, variations in product quatity and specifications, required servicing,

freight and delivery conditions, price variations with time of the year, credit

requi rements, and other local ized market factors.
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The multiple examples of price variation with quantiy that are presented

as obtained both from builders and manufacturers give some indication of the

price effect of variables other than volume. ln all cases, there are some

price advantages for quantity purchases. lt is beyond the scope of this study

to obtain sufficient data, to prepare a detailed impact analysis, and to

attempt to estimate the overall economic volume breakpoints related to quanti-

ty of materials purchased.

ln many cases, substantial volume purchase of materials involves added

cost for interest, inventorying, unloading, handl ing, Ioading, purchasing,

accounting, and supervision. fhese costs offset volume purchase advantages

in variable amounts.

ln general, the breakpoint for major cost items such as structural and

finish materials, masonry, brick, concrete, doors, windows, mi I lwork, cabi-

nets, roofing and siding products, gypsumboard, and floor coverings occurs

between l0 and 50 dwellings per year, although the maximum breakpoint for a

few items appears to be more nearly 100 dwellings. The one exception to this

for a large cost item is.appliances. However, even for these, purchase for

about 50 dwellings per year can result in about half of the potential price

reductions obtainable for as many as 500 dwelI ings per year.
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Buildersr0rq anization Types

The effect of scale on buildersrsite operations is by far the most

complicated subject in this study. Detailed personal interviews were

conducted with 34 builders in their offices. Their volumes varied from

6 units to 4,!10 units, and they were located in 18 states.

There are upwards of 20,000 home builders in the United States.

They have a multiplicity of organizational types, operate their building

businesses in a multiplicity of ways, and engage in a multiplicity of

businesses related to home bui lding. Within the time and cost constraints

of this study and within the limits of information obtained from the 34

builders and review of pertinent literature, the NAHB Research Foundation

is attempting to present some generalizations pertinent to the effect of

scale on bui lders operations.

ln analyzing operations of the bui lders interviewed, there appear to

be about five different types of organizations. For ease of reference, they

have been des ignated as fol lows: The Craftsman Bui lder, the Managing Bui lder

with a Small Staff, the Managing Builder with a Moderate-Size Staff, the

Managing Builder with a Large Staff, and the Large Building Organization.

Each type of organization appears to be capable of producing up to a certain

number of dwelling units annually within a specified range. lt is very diffi-

cult to generalize because there are a number of factors that influence costs

and efficiency, and many of these are independent of scale and not subject to

control by the builders. However, for the purpose of this report, there

follows a brief description of the above-mentioned types of organizations.
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l. The Craftsman Bui lder

The craftsman organization is capable of producing up to approximately

l5 units per year. The craftsman builder does all of his ordering,

specifying, and materials purchasing. He negotiates subcontracts for

labor and materials for those trades in the construction process in

which he does not engage. Generally, this builder has on his payroll

thro or three carpenters and one or two laborers, plus a part-time

bookkeeper. This type of organization has a low overhead. lt can

purchase materials di rectly frorn local sources at negotiated prices

that may be ten percent or more below retail list price.

For some of his operations, the craftsman builder may have a

subcontractor supply both labor and material for reasons of economy

or necessity. The subcontractor, because he works for several differ-

ent bui lders, usual ty purchases more of that material annual ly than

would any one small volume builder. Such volume purchases normally

rate a discount, and the subcontractor in his quoted price for labor

and material may pass at least some of this material price discount

on to the bullder in his bid"

2 The Manaqinq Builder with A Small Staff

The managing builder with a small staff has an organization that is

capable of building about 15 units up to about /0 units per year.

Typical ly, such an organization consists of the bui lder, a supervisor,

two or three carpenter crews, one or more secretaries, an accountant,

and some have some type of sales organization" This organization

typically builds in developments and is capable of producing housing

units with sufficient variation to satisfy a general cross section of

t
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the market for that specific area. The materials purchasing power of an

organization of this size does not appear to be greater than that of the

craftsman bui lder. ln addition, it is burdened with a higher overhead

per dwell ing unit. However, this size organization can probably obtain

somewhat better subcontract prices than can the craftsman organization.

3 The Hanaqinq Builder wiht a Medium-Size Staff

The managing builder with a medium*size staff may have an organization

that is capable of producirrg from about /0 upwards to approximately

300 uni ts annual ly. The bui lder'-manager does the overal I planning.

His staff may consist of an office managen, who supervises secretarial

and clerical personnel; one or rrore construction managers, who are in

charge of field supervisors; working foremen with carpenter crews;

some technical professional personnel; a sales manager, who oversees

the sales effort; and an accountant.

Builders in this volume category are able to obtain some economies

of purchasing compared to builders with lesser volume. They are able

to obtain about lowest cost unit prices for most manufactured products

and may be able to purchase sufficient quantitites to warrant direct

shipments, for example, kitchen cabinets and appl iances. ln addi tion,

they have enough volume to negotiate and obtain nearly best prices

from local material suppliers. They can also bargain more effectively

wi th subcontractors than can smal ler volume bu i I ders.

4. The Manaqing Builder with a Large Staff

The managing builder with a large staff has an organization that is

capable of producing annually from about 300 to about 500-700 units.

The builder-manager is responsible for overall planning. ln addition

7
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to having the same types of personnel as the managing builder with a

medium-size staff, he may have on his paynoll a comptroller, project

managers, a purchasing agent, and, possiblyo a contract negotiator.

He usually builds in more than one subdivision at any given time.

5 The Larqe Bui ldino 0roanization

The large bui lding organization is capable of an annual production

of approximately 500 to 700 or more uni ts" Corporation principals

general ly do the overal I plann ing. Under thei r di rect ion are the

personnel outlined in tl"le staff of therrmanagirrg bullder with a

large stafftr plus additional employ'ees" The large building organiza*

tion is usually developing several subdivisions at any given time and

frequentl'y'builds in mone than one city.

There are numerous variations of the above orgarrr izations. For example,

one builder with an annLral volume of 100 dwellings has twelve employees,

includi ng sales personnel, Al I hi s construction wonk i s subcontracted"

0n the other hand, another builden with an annual volume of aL,out 180

dwel I ings has 105 saiaried and hourly employees" Ihis does not include

salesmen who work on commission. ln his operation, which includes about

40 separate corporations, most work is not subcontracted. He engages in

many related bus inesses such as component fabrigation, land development,

real estate sales and management, insurance, subcontract ing for others, etc.

Another bui lder produces about 400 single family dwe.ll ings and about

200 apartments annual ly. He has 80 employees and subcontracts al I construc-

tion, except carpentry, cement finishing, masonry, and landscaping. He

develops land (using subc'rntractors) ar,d has his own sales organization.

I

D

r x-4



I

t

There are at least trr,lo other methods of describing bui ldersr organizations.

ln a 1954 NAHB survey, approxlmately 3O percent of the buildersrorganlzations

were sole proprietors,5g percent had one or more corporations, 8 percent were

partnerships, and 3 percent were a combination of the preceding, and "otherl/

A 1959 NAHB survey lndlcated that approximately 37 percent of all builders

were primarily custom builders, about 4l percent operated as merchant builders

producing dwellings for sale, and 20 percent of all builders used a combina-

tlon of the preceding methods.

Bu i I ders ' Ope rat i ona I l{e thods

Bui lders, within each of the above-named types of organizations, general ly

choose from two primary operational methods or select portions from each that

bcst suit their purpose. Their choices are (l) Totally subcontract all labor

and material, (2) Supervise all labor and purchase all material, or (3) A

combination of (l) and (2).

Total ly Subcontract

Under this concept, subcontractors supply al I material and labor and

complete the task for a fixed, negotiated fee. ln this case, the

subcontractor is responsible for maintaining his records, supervising

his crews, and meetlng the schedule establ ished by the bui Ider. The

bui lder, on the other hand, only has sufficient "production'r employees

to negotiate contracts, to schedule prodUgtion, to make field inspec-

tions of work, and to pay subcontractors.

2. Supervise Al I Labor and Purchase Al I Materials

Under this con.cept, the builder di rectly controls al I Iabor and purc.hases

all materials. Purchases are rnade directly from manufacturers, distri-

butors or dealers. The builder may or may not warehouse materials for
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dist-r ibution to each job. With this type of operation, the builder has

a somewhat greater degree of control over the products used and the

schedul ing of the products to the si te. However, he has substantial ly

higher overhead costs related to materials acquisition and to labor

supervision. ln addition, he has on his payroll the entire labor force

required to perform every task in the construction process. This

method provides the builder with the potential to lower direct construc-

tion costs. l-'owever, he has considerably higher overhead costs that

tend to offset the potential efficiencies of this type of operation.

ln addition, this type of operation is only possible in a stable

market or in a variable market if the builder is able to maintain a

stable volume. This type of operation inherently has a higher degree

of risk than an operation wherin most of the materials and labor are

s ubcon t rac ted.

3 Comb ination of Above Two 'I'vpes

Under this concept, the operation is simi lar to the total subcontract

operation described above. Ihe builder maintains some of his own crews

and purchases some materials. The builder is most I ikely to maintain

his own carpentry (both rough and finish) and concrete crews. However,

this varies greatly and depends on the builder, Iocal license and union

requirements, and many other factors.

By far the greatest number of builders use this method of operation.

For example, in the 1954 NAHB study referred to previously. l!.1 percent

of all builders subcontracted 75 to 100 percent of the dollar value of

their construction and 2l percent of all builders subcontracted !0 to

/4 percent. ln the 1959 NAHB survey, only 2.3 percent of all builders

di d not subcontract any construct ion and J.4 percent subcontracted only

I to 9 percent of thei r construction.
r x-5
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0ther Ope rat ion and |4anaqement Facto rs Related to Scale

It appears that builders tend to engage in more activities related to

bui lding as their volume increases. These activities are quite varied

and might include land development, real estate sales and management of

their own and other properties, cormercial and other construction, mortgage

finance, materials dealerships and fabricators, and related bus inesses.

Land development and real estate sales activities seem to be the most

likely businesses builders will encompass as their volume increases.

As volume increases, it becomes necessary for the builder to build on

multiple sites within the cornmunity. ln any one corrnunity, almost regardless

of the number of sites, there appears to he an upper limit to the percent of

the market that any one builder can achieve. As volume further increases,

there is a tendency for the builder to build in more than one city"

As volume increases, there is a tendency for the builder to diversify

and build different types of structures, such as apartments" nursing ho,mes,

shopping centers, housing for the elderly, mi I itary housing" vacation homes,

motels and hotels, and even office and school buildings. and public

construction.

As volume increases, there is a tendency on the part of the large

volume builder to rely on mortgage and insurance companies and commercial

banks as sources of financing more often than small-volume builders use

these institutions and to rely less on savings and loan associations. The

larger-,volume bui ldersr financing operations are usual ly much more divers i-

fied" Large-volume builders use FHA and VA mortgage programs to a greater

extent than do smal l-volume bui lders"

The Iarge-volume builder necessarily tends to concentrate around major

a
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metropolitan areas and infrequently engages in building custom homes"

As volume increases, therre is a tendency to use more components. ln

the 1954 NAHB study,2$ percent of all builders used off-site fabricated

components, while in the 1967 study referred to previously, j6 percent of

the large-volume builders used some components. However, only 20 percent

of the large-volume builders (200 units per year or more) stated that

they used components extensively. The primary components used were roof

trusses and prehung doors with interior and exterior wall sections, gable

ends, and floor sections being used to a much lesser extent.

Effect of Scale on Land and Direct Construction Costs

Land

There fol lows some bui lderr statements:

There are economies of scale when purchasing prepared lots
in volumes of several hundred or more at a time"

There are no economies in scale in the purchase of raw
acreage" lt is better to keep cash liquid for purchase
of land inrrtimely" markets and locations.

There are economies of scale for raw acreage purchases
for more than 100 houses if the Iand can be liquidated
quickly; otherwise, no.

From a negotiating standpoint, there are sorne economies
in buying large tracts from one owner because fewer buyers
can purchase.

Al I things being eqr.ral , size of acreage purchased does not
lower per-acre costs"

Volume of acreage purchased does not necessarily reduce
unit costs.

Raw land costs are pretty constant (at a given time for
a given locality) othe.r things being equal, regardless of
size of tract.

The size of land area purchased does not change price
Per acre"

I
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Lowest unit costs
developing 50 lots
builder).

for land development are achieved by
at a time (500-dwel I ing-per-year

a

Land development costs for 50 to 100 Iots are estimated
to be 8 percent less per lot than when developing
fewer than 50 lots -- breakpoint about 50 Iots.

Near-minimum lot-development cost is achieved by
improving 20 lots at a time.

Most economical number of lots
is 100 to 150.

to develop at one time

Do not believe there is reduction in development costs
per lot above 100 lots.

Best subcontract prices for sewers, curbs, and paving
obtained for l0 lots or more.

Commen t :

It appears that there are little" if any, economies of scale in the

purchase of raw acreage. Although there are some indications that

price per acre may be reduced with very Iarge purchases, savings

wi I I be offset by taxes, carrying charges, and the profit-l imiting

effect of reducing working capital by investing in large quantities

of land. The breakpoint for economic land development appears to be

between 50-100 Iots, and price reductions per lot for development

for this volume compared to fewer than 50 lots may be in the order

of 5 to 8 percent. There does appear to be economies of scale when

purchas ing developed Iots in quanti ties of several hundred or more

compared to buying a few lots -- but not necesbarily compared to

developing the land by the bui lder.

Haterials

The price-quanti ty breakpoint relationship for materials as obtained

from both manufacturers and builders is discussed at length in Section

Vlll. Prices of products depend on a number of factors other than
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volume. There are some economies of scale with breakpoints general ly

appearing to occur at from l0 to 50 dwellings" The. maximum breakpoint

for a few items, however, is nearer to 100 dwellings, and there appears

to be some price advantage for volume purchase of appliances up to

perhaps 500 dwel I ing.

As volume increases, Ehe builder is more likely to be able to

purchase at lower unit cosEs, but he has higher overhead costs related

to that vol ume purchas i ng act i vi ty" Savi ngs i n purchase pr i ce tend to

be offset by costs for intr:rest, inventorying, loading, unloading,

handl ing, purchasing, accounting, and supervision. One bui lder (100

un i ts per year) est imated that in vo iume purchas i;rg and wi th h is own

warehouse facilities, he wils able to reduce materials prices on the

average about 20 percent compared to the smal I vc.rlume builder, but his

materials purchasing, warehousing, interest, and related costs added

18 percent for a net advantage of about 2 pencent.

Labo r

There fol lows some bui ldersr statements:

We have kept accurate records of man-hour labor costs for
l0 years and during that period of time have reduce man-
hour content for simi lar houses nearly one-thi rd, but have
substantial ly increased our management overhead expenses
related to achievement of that producti vi ty increase.
Direct labor costs as a consequence have remained alrnost
the same per square foot of house during the lO-year period
al though Iabor prices have risen sharply. However, manage-
ment overhead costs hiave increased greatly during the same
period"

lncrease in volume does help to reduce unit labor costs,
but it is necessary to increase costs for supervision and
management.

lncreases in volume beyond 100 units per year do not reduce
I abor costs.
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I ncreases i n
reduced un i t

volume beyond 100 units per year formerly
I abor cos ts , bu t th i s i s not so today.

lncreases in volume at least up to 1,000 units per year
do not reduce labor costs appreciably.

Labor costs decrease up to a volume of I50 to 200 units
per year (apartments), but added management costs tend
to offset th i s,

Commen t:

It is apparent that there are some economies of scale related to

Iabor as volume increases to about 100 units per year, but that

these are about offset by added supervision and management costs.

0n the other hand, very small-volume builders who persorally super-

vise construction and work wi th thei r own crews probably achieve

nearly equal efficiencies, and in some cases, perhaps higher degrees

of efficiency than for some large-volume operations. lt is well known

that supervision, work planning, and schedul ing importantly affect

productivi ty. 0n a one-house operation, this is a relatively simple

task" For a large-volume operation, it is much more compl icated and

not as readi ly achievable. Higher overhead costs must be incurred

to obtain efficiencies as volume increases. Except for the very low-

volume operation, volume in the order of 100 or more dwelling units

per year probably results in near maximum efficiencies of labor utiliza-

t i on, other th i ngs be i ng equa I .

The primary method of developing labor efficiency, other than

that due to scheduling, supervision, work planning, and related items,

is through repetition. Hourly wage rates are independent of scale.

Therefore, the only efficiencies or cost savings that can be developed

as a result of scale are by improving productivi ty.
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lndustrial engineering studies by the NAHB Research Foundation

show that the wel l-known ( in manufacturing industries) labor-learning

curve, is appl icable to site construction and that repetition can

improve productivi ty. This does not apply to normal ly highly repeti-

tive tasks such as nailing and sawing, but does for sequence of

operations, layout, measuring, and related items. The problem with

repetition though is that market acceptance is I imited except when

appearance can be made different. Each time changes are made in appear-

ance, potential efficiencies in volume repetition are decreased.

Subcont racts

I t is inherently di fficul t to obtain comparative information on the

economies of scale for subcontracting because, at any one time,

builders almost always obtain subcontract bids for only a given volume

and a given group of dwellings. Since no groups of dwellings are the

same and costs vary with time, comparison of subcontract bid price

variation wi th volume is subject to inaccuracies,

Builders interviewed who build from 50 to 100 or more dwellings

per year, generally said that it was essential to know more about their

subcontractorsrbusineeses than they did in order to obtain the best

prices, ln general, bui lders seemed to agree that near-best prices

could be obtained for subcontracts when volume was in the order of 50

to 100 dwellings per year. Tuo builders with volumes of more than

2,000 units per year differed on this point" One believed that sub-

contract prices could not be reduced above 100 units per year, and the

other believed that nearly 500 units per year in one subdivision was

necessary to achieve lowest subcontract pri ces.
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As volume increases beyond several hundred units per year or so,

it is sometimes necessary for bui lders to obtain several subcontractors

for one type of work. This is because most subcontractors are not large

enough to handle very-large volume and those who are, many times prefer

to work for several companies simultaneously rather than for only one.

Effect of Scale on Other Costs

I ndi rect Construction Costs

By definition, indirect costs vary primarily with volume, but not in

exact proportion to volume (rrris was noted in section vl). Total

indirect costs increase as volume increases, but the per-unit-indirect

costs tend to decline as volume increases. However, these per-unit

costs urould be greater if the organization engages in direct materials

purchasing and performs Iabor operations with its own crews rather than

using subcontractors.

The relationship is not linear and there are discontinuities at the

point where indirect costs are added but volume is not increased significantly.

It is beyond the scope of this study to assess this numerically" The

response of some builders interviewed indicated that the lowest per unit

indirect cost might be for builders with either very small (under about

l5 units per year) volume or for those with very Iarge volume (over 500

to 700 units per year). However, others thought that near lowest or

lowest per unit indirect costs could be achieved with a volume of about

100 units per year.

General and Admlnistrative Costs

By definition, these expenses do not vary with volume for a given

managernent operation and are frequently referred to as fixed expenses.
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Thei r total cost does increase substantial ly as volume increases" The

tendency is for the per unit cost of these expenses to decline as

volume increases, but, aqain, this relationship is not linear and it has

discontinuities" The determination of a numerical difference per dwel l-

ing unit as volume varies is beyond the scope of this study. lt is

believed, however that the per dwelling unit decline in these costs

would be very modest as volume increases.

Marketinq Costs

As volume increases, sales cost (commission or equivalent) ,ay decrease

sl ightly" Practices varql substantial ly, but as volume exceeds one

hundred to several hundred units per year, sales cost may decline up

to about one-half to one percent. Generally speaking, other marketing

costs are dependent on volume. The overall tendency is for these

costs to decline slightl,y as volume increases up to about I00 to 300

units per year. This cost may actually increase for very large volume

due to the need for substantial advertising and model home expenditures.

F i nanc i nq Costs

ln general, financing costs are directly related to volume because

money is loaned essentially on a yield basis. Under some ci rcumstances,

wel l-establ ished, large-volume bui lders may be able to obtain sl ightly

more favorable financing, but this raould probably not be more than one-

fourth of one percent except under unus.ual circumstances" Most of the

builders interviewed stated that the cost of money was the same regard-

less of volume. A few builders said that this depended on the money

market at the time commitments are made for interim and permanent

financing, but that a slight advantage may exist with a large volume"
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One builder estimated that during periods of tight money with accom-

panying high discounts (points), it might be possible for the large

volume builder to achieve an advantage of one-half to a maximum of

one point.

0verall Efficiencies

A number of the bui lders interviewed varied thei r volume substantial ly

during previous years. Unfortunately, the price of land, the price of

money, the price of materials, and the price of labor have constantly

increased so it was most difficult for builders to make a judgment about

comparative overal I efficiency as volume increased.

Most bui lders thought that there were inherent efficiencies for the

very small volume builder who has very low overhead and who personally

supervises and participates in construction. His costs for materials are

higher and this probably holds true for subcontracts. However, he probably

has lourcr advertising expenses, may have lower financing costs (because

of progress payment by owners for custom-built homes), and rarely has ex-

penditures for items such as market analysis.

Most bui lders bel ieved that there were overal I efficiencies for annual

volumes in the order of 70 to 100 or more units per year. There were

differences of opinion about overall efficiency breakpoints above the

70-100 Ievel. Some very large-volume builders.thought that once a volume

of about 100 units per year had been achieved in any one subdivision, there

were virtually no economies in increased volume. 0n the other hand, at least

one builder thought that it was necessary to achieve a volume of 500 to 700

units per year in one subdivision to achieve the maximum overall economies.

ln most cases, builders interviewed stated that with their present over-

head costs they could build more unlts per year if they could achieve increased
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sales and that the maximum overall efficiency would be for somewhat higher

number of dwelling units than they were currently producing. All were striv-

ing to achieve this additional volume. Stated another way, this means, that

for a given size of organizatlon, the maximum overall efficiency is achieved

at the point just before the discontinuity in the unit-cost-related-to-volume

curves occurs. (See Figure A]) One builder who had built from fewer than 100

to slightly more than 500 units per year thought that the per unit overall

costs might be reduced as much as 2 percent when building 500 units per year

compared to 100 units per year. The market is the inherent problem, of course,

for large-volume bu ilders as they atternpt to maintain production at maximum

capacity without increasing their overhead.

lf there were an unl imited market or a rrstanding-in-l ine marketrr as in

many European countries, most builders thought that there would be added econo-

mies of scale for large volume production, especially, if a high degree of

repetition were involved. They all recognize the design and environmental

problems created by repetition of dimensions, materials, and appearances, yet,

there are economies in such repetition.

I nd i rect
Cos tslUn i t

Vo I ume

FIGURE A. lllustration of Discontinuities in lndirect
Costs/Unit versus Volume Curve
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METHODS AND CRIT'ERIA USED BY BUILDING PRODUCT MANUFACIURERS

FOR DETERM'NING HTNIMUM },IARKET POTENTIAL NECESSARY TO

INDUCE INVESTMENT IN NEW PRODUCT DEVELOPHENI

ln answer to letters and fol lor*-,up conversations with NAHB Research Foundat ion,

lnc., personnel, major building materials manufacturers provided information

regarding their methods and criteria for determining minimum market potential

necessary to induce investment in new product development"

The manufacturers were most helpful and cooperative in supplying infor-

mation especially in light of the complexity of the questions and the very

short notice given to reply.

There is sufficient uniformity in the responses to believe the infor-

mation obtained is reasonably representative" Manufacturers replying

represent a wide range in size and a broad variety of end products produced

and raw materlals used.

General

in the letters sent to manrr:facturers, questions were asked that related to

markets for dwellings for low-income families in accord with the objectives

of the study" fhisn and the use of the wordrrinducementrr(pen the contract)

to invest in new product development, elicited some general comments"

It is apparent that manufacturers are well aware of the huge market

potential related to low cost dwell ings. Several stated that special induce-

ment was not necessary to encourage investment in p-roduct development for

this market. None is concerned with the potential volume. The combined

potential of this market, the pressure of change, and the pressure to improve

raw materials uti I ization and plant 'efficiencies to offset Iabor costs, that

are rising faster than produc.t:ivity, are al I mo.re than adequate {'r'i nd.ucementrr
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for these companies to invest in new product research and development" The

key problem, as phrased by one respondent, is that'tsurrently used products,

materials, and systems are so low in cost that required price objectives

for new products are frequentlir ridiculousrr.

ln short, the inducements are present. The method of achievement is

i I lusive" ln commenting on thiis, one manufacturer phi losophized that it

is seemingly impossible to produce substantial Iy lower-cost dwel I ings that

look I ike higher-priced dr,rrcl I ings and that are built to the same standards

of size, performance, and durabi l ity.

Methods

All of the methods used by these major manufactuners to determine whether

they will invest in new product development may be described as sophisticated.

Such determinations involve detai Ied studies and quantifications,

The following outline does not follow any one manufacturerrs procedure,

but it is intended to represerlt a consol idated outl ine general ly representa-

ti ve of methods used:

l. Development of Product Concept

This may come from an idea, a market need or a need of the

manufacturer'" lnstant ideas that are successful are in the

minority" Successful products are more I ikely to be develop-

ed as a result of a serious study of the needs of the market"

Some manufacturers specifical ly try to develop products that

wi ll coritribute to housing industry needs such as the lower-

ing of on-site labor content, lowering of requi red site

skil l, Iowering total tareight, reducing the number of parts,

pieces or layerso lowering cost, minimizing the effect of

;

x-2



a

bad weather, and similar items" Manufacturer needs may lead

to product deve,topment as a iecult of studies reiaLed to excess.

capacity for certain I ines, better by-product waste uti I iza-

tion, management decision to expand into new fields, or to

expand existing volume of sales" This latter item appears

to be a dominant factor in relation to new products stemming

from manufacturer need.

Product Definition

0nce an idea has been identified, an attempt is made to

quanti fy the al lowable price (and sometimes the al lowable

in-place cost) and the required performance.

Feasibility Study

A feasibi I ity study is undertaken that considers the fol lowing

i tems:

- Research and development time" cost, difficulty, and

I i kel i hood of research success

- Cost of production of product

- Potential market volume

- Methods and costs of distribution, advertising, and

sales including special promotion requirements

- Requi rement for invested capital and capital-in-use

- Conformity or lack of conformity with current

plant faci I itIesn ski I lsn new materials, markets,

and overall marketing and sales pattern of the

comPany

- Special factors pertinent to the company

2

3
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4 New Product RevIew Board

'The feas ibi I ity study aiorrg with rec,omnrendations of either

the research dinector or the nrew pn'oduct development

manager are submitted to a rrnew product review board".

Personnel on this boand typically consist of representa-

tives of senior executivese sales, reseanch and develop-

ment" marketirng, and production. A judgment is made as

to whether or not to proceed. 1t is extremely difficult

to summarize the judgment pnocess since so many factors

are involved. ln es:;ence^ thougho it reduces primari ly

to the question of potential yield on invested capital

including capital to be invested in research. develop-

ment, plant equipment, inventoryo receivables, bui ldlngs,

special sales, and pnomotion costs, etc. This is

dIscussed in detai ! below unden the heading of riCriteriarr.

5 Rese anch arud Develooment

trf tl"oe product idea is accepted by the review boand"

technical researc]'l and development proceeds along with

further refinement of financial estimates and much more

detai led and comprehensive marketing studies. Marketing

studies account for factors such as competitive products,

permanency of the market, ind'irect c-orrpetition, pricing

trends for that catego.t'y .p.f product, degree of market

assistanc:e that c€.n be anticipated from others, conformance

with tlre strengths of the company, detailed market projec-

tions and degree of peneqlationo tot€.l dol lar volume,

evaluation of the sales appeal and value of the product,

I
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effect of short-, and long-term technical improvements that

might affect the product, marketing strategy, time requi red

to make the product profitable, profit prospects, customer

evaluation of the product, and required sales and distri-

but ion patterns.

lnterim Reviews

lf at any time during the research and development stage,

estimated research and development costs seem likely to

exceed estimates by some fixed percentage (say 5 to lO

percent), new cost estimates are prepared and the board

again renders judgment. lf, at any stage of the detai led

market analysis, signif icariul y drf rerent results are ob,-

tained than were o!'iginal ly anticipated, the board again is

asked to render judgment.

Pi Iot PIant

lf all factons ane satisfactory and the research is

successful " pi Iot plants are establ ished and production

is initiated.

8" Conmercial Devel nt

T'he commercial development section or department, or

i ts equivalent" beg!ns test marketing of the product,

and establ ishes advertising, sales, distribution patterns,

and price.

Produc t i on

lf pilot plant operation is successful, if production

costs appear to be !n line., and if test marketing is

successful, producIion is either initiated or new

7
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production faci I ities are constructed" An inventory is

developed in the plant and in the di stribution system.

Sales

Ful l-scale sales effo,rts are ini tiated. These include

promotion, samples to distributors and users. ln addi-

tion, a major effort is made to acquaint the market with

the availability and the advantages of the product.

The above method essentiallly outl ines the procedure for a rrsubstantialil

product development. Many minor improvements and changes in products are

made without fol lowing anythinrl similar to the above. One research and

development director pointed out the fallacy of the old cliche about the

world beating a path to the door of the man who invents a better mousetraP.

He stated that regardless of how good the product is, substantial funds have

to be expended to acquaint customers with the fact that the product exists

and that it is better than some other products, and to convince them that

they should change, lncidental ly, the I iterature on management of research

generally indicates that as much as l0 times as much money must be expended

for promotion of new products as is spent for their research and development.

Criteria

There are a number of criteria applied by manufacturers in the process of

judging whether to invest in new product development. ln principle, the

criteria are simi lar. 0f course, there are variations among manufacturers

and among different types of products for each manufacturer". ln each case,

there appear to be two criteria that dominate the decision within the speci-

fic limits established by each manufacturer. These are: (l) Likelihood of

success and (2) Yield on invested capital,

a
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l. Likel ihood of Success

By one method or another, manufacturers determine the likelihood of

success of developing a new product into a successful cornmercial

real ity. Some manufacturers reduce al I factors affecting I ikel ihood

of success to a numerical basis and establ ish cut-off points. These

cut-off points vary, but untess there is a 50 to 5/ percent chance

of success, the product idea will probably be dropped.

Yield

Return on invested capital or return on invested capital and on capital-

in-use is a primary criterion for determining whether to proceed with

new product development. ln general, yield on invested capital for

new products must be projected to be equal to or greater than average

yield for the company. Higher-than-average yields on invested capital

are sought because the effect of competition usually sets in quickly

and causes yield returns to decay. Desired yields appear to be

general ly in two categories: (a) n lower. rate for smal l- investment,

tow-risk compatible products, and (b) A higher rate for high-investment,

hi gh-ri sk, non-compatible products.

The above does not always hold, but it seems to be reasonably

typical. lf projected volume is large and the projected period of time

during which the product may be expected to be competitive is long, the

yield objective is reduced. I f there are patent protections, the yield

objective may also be reduced. ln most cases, manufacturers commented

that yield objectives on invested capi tal varied f rom l0 to 25 percent"

ln one instance, a.yigld of 2 percent on sales after taxes was mentioned

for a minor modif ication.or for a'product completely com.patible with the

companyrs ski I l, production, sales, distribution, and raw materials.

2
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Yield objectives for new products seem to be generally set above the

average for the company not only becaupe of the decaying effect of

competition, but also because of substantial extra sel I ing expenses

for the first few years.

The project time required to recapture investment is an

important factor related Eo yield. ln the case of minor product

modifications not protectrad by patens, a one- or two-year payout is

desired. l,Jhen there is patent protection and other protection such

as a compl icated producti,cn process and a large capital investment,

up to l0-year payouts are acceptable.

Total Market Potential

The total market potential is a significant factor in the new

product decision process. Here again, there are two general

categories: a. For products that are highly compatible with the

companyrs overal I efforts and that have relatively low risk and

relatively low investment, the minimum market potential is Iess.

b. For products that are not compatible and risks and investment

are high, the minimum required market potential is greater. Speci-

fical ly, minimum stated market potential varied from about $50,000

annual Iy to $50 mi I I ion annual ly. The median was about one mi I I ion

dol lars per year.

As in the case of y,ield, the effect of competition and resultant

potential market decline, the effect of l.ikely technological develop-

ments, the presence or absence of patent protection, the expected

duration of market, and other factors affect the required market

potential.

3
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4 Requ i red Cap i ta I I nves tment

5

ln some instances, manufacturers have establ ished maximum capital

investment criteria whlch they general ly do not exceed. ln other

instances, manufacturers have establ ished minimum capi tal invest-

ments. ln the case of minimum investments, a manufacturer will

generally not consider the new product unless it requires commit-

ment of at least his capital investment minimum" Some large

companies with high overheads believe that it is uneconomic for

them to try to compete in the marketplace with new products that

require only small capital investment for production and relatively

low levels of production, ski I l, and knowledge.

Competition

6

The effect of competition from other products over a period enters

into the determination of required market volume. lf the competi-

tion is expected to be quick and severe, a larger market volume

potential would be necessary to induce investment in new product

development. I f the converse appl ies, a smal ler market potential

would be satisfactory"

Compatibility

lf the new product is compatible with the marketing, production,

and sales abilities of the company and compatible with their

establ ished distribution system, smal ler market volume potential is

requi red. For enti rely di fferent products that requi re di fferent

production equipment, different distribution systems, and new sales

and marketing abi I ities, the requi red market potential volume is

greater"

a
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7 . Paten ts

Except for minor modificiltions, some companies are reluctant to

consider new product development that would not be protected by

patents unless they involve large capital investments and compl i-

cated techn i cal processe$ 
"

0ther Factors

Other criteria are used in the judgment process related to new

product development and necessary market potential. For the most

part, these are not subject to quantification" Some manufacturers

indicate that the sociological benefits of the product weigh

heavi ly in the decision process. lf the product wi I I contribute

to society, for example, aid in housing low-income families, the

company would be wi I I ing to adjust other cri teria" 1 f the product

will contribute to the prestige of the company, a lourcr market

potential is required,

Summary

ln summary, it can be seen that potential volume is by no means the sole

inducement for new product development. Higher potential volume in all

cases, though is a greater inducement, The likelihood of success and

yield on invested capital and capital-in-use are the key factors in deter-

mining whether or not to engage in new product development. All companies

emphasize that they generally'have a broad and flexible policy and are

constantly seeking to develop new products.

The dollar volume of required market potentials varies from small to

substantial. For relatively smal I investments and for products that are

compatible with the company, market potentials for the companiesr products

!
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in one to five thousand dwelling units per year are indicated. For products

that are not now compatible with the corirpany and that require high capital

investment, as many as a 50,000 to 1001000 dwelling unit market potential

for the companies'products might be required as an inducement to proceed.

The above statement of required markets in terms of dwelling units per year

is highly variable and depends to a very large extent on the dollar value

of the particular product. As the dollar value of the product in one

dwelling increases, the required number of dwellings decrease.
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