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ABSTRACT

AN EVALUATION OF ALTERNATIVE STRATEGIES IN
HOUSING REHABILITATION

By
Leon Gustave Shilton

The existence of marginal housing in the United States represents
both a threat and a potential. |If the housing stock continues to decline,
this condition will add to the frustration of those that live in such
housing and will detract from the vitality of our cities. [|f corrective
programs can be established and implemented, this marginal housing rep-
resents a source that can be utilized not only to improve the housing
stock but add to the social development of the dwellers and the vitality
of the city.

To establish such corrective programs requires an analysis of the
causes of marginal housing, the methods of recording the types and degree
of this type of housing, and the subsequent framework of evaluation to
decide, given predominant value systems, among alternatives which may be
applied. The four alternatives are #o allow an area of marginal housing
to continue to deferiorafe,!?o rehabilitate the residential structure in-
tensively in a short period of Time,’fo rehabilitate the structure incre-
menfally,tér to demolish the structure and build anew.

The purpose of this thesis is to examine the causes of the marginal
housing and to project a framework of analysis for deciding among the four
alternatives. This framework is based on a cost-benefit analysis. There
are time categories of short, medium and long term. The units of analysis

are in terms of the occupants, the residential structure, the neighborhood,
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Chapter One: A Summary of the Problem

of the Older House in the United States

In the year 1970, an estimated one-third of the country's housing
stock will be over forty years old.! These older structures range
from the Mansard-roofed Victorian homes of Cape May Point, New Jersey,
the estate homes of the logging and railroad barons on Summit Street
in St. Paul, Minnesota, to the eleven-foot wide row homes in Baltimore
and the Spanish homes of Monterey, California. Included are the first
automobile oriented suburban houses and numerous homes on the urban
fringe and in the small towns across the country.

The economic investment, the historic character and the diversity
of these units is obvious. The literature on urban problems is inun-
dated with the phrases of 'greying areas and deterioration." The
O lder dwelling unit has been cited repeatedly both as a problem source

and as a potential solution.?



The purpose of this thesis is to evaluate the mechanisms and goals
of various projects of rehabilitating the older house. |t will describe
the various aging processes, the means of assessing the condition of a
house, describe various projects, hypothesize the economic feasibility
of rehabilitation, enumerate the federal programs and finally suggest a
value and goal testing matrix in determining the desirability of whether
to allow continued deterioration, rehabilitate or tear down and start
anew.

The aging dwelling is an entity in a dynamic process. A house does
not simply grow old. It is subject to numerous pressures, both physical
and social. As an "artifact" in a human system it represents a focal
point for the expression of various social and economic values.? In the
physical system it is subject to basic physical science laws. Various
terms have been used to describe the aging process. Because of the sug-

gestion that a house physically '"wears out" the term deterioration has

been used to describe the physical aging. Because social styles change
and demand different physical and functional arrangements, the term ob-
solescence has been used to describe the social aging of a house.

The different categories under which a living unit "ages" include
economic, social, administrative, and physical.

The main factors which control the economic life of a unit include:

a. mortgage life
b. tax depreciation
c. tax valuation

Under social pressures the main factors include:

a. the life styles of the inhabitants as they pass
through different family stages



b. the life styles of the population as a whole as
they evolve in to different living arrangements
and requirements, as reflected by changing cul-
tural values.
Physical factors which determine the rate of aging for a structure

include:

a. internal aging, that is mainly the weakening of
the basic shelter unit over time.

b. external influences such as the climate, pollu-
tants, and percussive effects of traffic.

From time to time, certain administrative decisions are made as tfo
what standards should apply to a house for certain government and pri-
vate sector action. |f these standards are not continually revised or
do not reflect a careful analysis of remaining utility of the unit, the
effect of these standards is to impose an administrative constraint,
which may actually decrease or increase the utility and accelerate the
aging process of a living unit.

The inter-relationship of the above factors is complex; any attempt
to cite or explain one without relating it to the other is not accurate.

Physical Life

The most obvious factor is that of the actual physical aging. In
a study of housing structures built between 1917 and 1938 in San Fran-
cisco, Arthur D. Little concluded that the residential structures tended
to show pronounced physical aging after the [8th year; the criteria and
evaluation of the study were not enumerated.* One can hypothesize a
list of factors which could alter the 18th year as a significant year,
such as quality of initial construction, type of materials and climate.

If a residential structure is divided intfo two categories, the

structure itself consisting of the load bearing elements, walls, and



roof, and then its utilities and equipment, a more logical sequence of
aging can be hypothesized. For examples, depending upon climate, the
replacement of a roof, a main structural element, will follow one re-
placement cycle. The replacement of the main heating unit, because of
wear, will follow another. Both are replaced because of deterioration.

Different living styles, however, may require the replacement of
equipment or modification of the structure, even though they are struc-
turally sound. The building has not deteriorated to the point of need-
ing replacement, but rather has become obsolete. In the various rehabi-
litation projects to be reviewed in Chapter Three it was not uncommon
to strip a house to its main elements to find a structurally sound shell,
roof and floors even though it was over eighty years old. These struc-
tures, however, only had cold water and a coal furnace, both unaccept-
able now.

Obviously a physical structure has a basic life, but how it is
maintained will appreciably extend or decrease its life. An oak beam
which has been sealed by a plaster wall will last longer than one which
has been exposed to rain because of a defective roof.

More elusive factors are vibrations from traffic, air traffic, shock
waves, exposure to the sun, and humidity, and insects. This list does
not intend to be comprehensive. A wooden structure not exposed to light
and ventilation in a humid climate is likely to deteriorate faster than
one which is. The effects of smog have been shown on house points and
sidings; the acid or akaline nature has deterious effects on brick and

mortar.



Because of the range of variations in construction and the effect
of external factors, it is not possible to predict physical aging. In
addition to the Little study, another housing expert has also noted the
beginning of pronounced deterioration after the second decade.® At best,
this two-decade rule can only be used as a guide.

Economic Life

Other pressures which mark the obsolescence and deterioration of a
living unit are tax laws and financing. Economically the life of a struc-
ture, regardless of its physical characteristics, is established by tax
laws and mortgaging. The impact of federal taxation varies with the
astuteness of the single home-owner; and it is substantial on those who
develop and rent residential complexes. The National Commission on Urban
Problems notes that major tax features favoring the real estate investor
are as follows:

Accelerated depreciation formulas: an invest-
ment in real estate can be recovered tax free by
depreciation deductions which in the case of new con-
struction can be taken at a rate which recovers two-
thirds toethree-fourths of the depreciable cost in
the first half of the useful life of the building and
more than 40 percent of the cost in the first quarter
of the useful life.

Ability to depreciate the entire building cost,
including the part financed by mortgage; since depre-
ciation deductions are computed on the whole building
cost although the investor's equity interest is a
modest fraction of the total investment, the tax-free
capital recovery may be further enhanced relative to
the owner's equity investment.....

Gain and loss treatment: When rental real estate
is sold at a loss, the loss may be fully deductable as
an ordinary loss from ordinary income; when sold at a
gain, the gain may qualify for the favorable capital
gain ftreatment.

<



Limited recapture rules: Unlike fransactions in mach-
inery and equipment, gain on which is taxable as ordinary
income to the extent of depreciation previously taken, real
estate sales are subject to very limited recapture, so that
all gains, regardless of prior depreciation taken, are capi-
tal after a |0-year holding period.

Deferment of gain: Tax on the gain arising from sale
or exchange of real estate may be postponed by various forms
of installment or deferred payment sale...

Repair and maintenance: The owner of real estate may
sometimes build up the value of his property by judicious
repair and maintenance expenditures which qualify as currently
deductible expense although they more than compensate for
physical deterioration and obsolescence. (On the other hand,
outlays which would hardly be reflected in the value of some
slum properties may be treated as nondeductible capital ex-
penditure.)®

Through this system of taxation, the "economic" |ife of a structure
is considerable less than that of the physical life. It is most advan-
tageous to sell property no later than ten years after acquiring it.

One of the most clearly established investment responses,
to the federal income tax law is the careful and generally
quick timing of the turnover of properties once the investor
has skimmed off the cream of depreciation deduction.”

The commission further notes:

...The rapid turnover syndrome is not limited to luxury
apartments or financial district office buildings. A re-
cent description of slum property investment activities
indicates that they follow different patterns

...Lwhich] include (1) repeated rounds of ownership to
restore depreciable basis, (2) preoccupation with the
creation of quick capital gains through the conversion of
older property for overcrowding, higher revenues and sub-
sequent deterioration, and (3) rapid turnover due to con-
centration of depreciation allowances in the early years...8

For the single home, a general rule is that a house for income tax
depreciation benefits last 33 years.? This figure nearly corresponds
to the second economic factor: +the mortgage life. Based on mortgage
flows, it has been suggested that a living unit, primarily a house, has

several mortgage lives, each decreasing in years, and for successively



lower income dwellers. Hypothetically, the first mortgage is 30 years
for an upper middle income family. After this 30 year period, a cluster
of factors determine whether the house will be maintained or allowed to
deteriorate. The neighborhood, the condition of the house and the se-
cond family characteristics will determine the length of the second
mortgage. Usually this mortgage is not for the same length of time, but
shorter than the first.

Social Life

This cluster of factors incorporates the third set of forces, the
social pressures: (I|) the phase in a family's life as to its need or
certain functional living arrangements, (2) evolving social preferences
both as to neighborhood characteristics and internal living styles.!?

Examples of these include the change of the American family from
a three-generation to a two-generation family; the grandparents now
live apart. The dining room formality sometimes is replaced by the
coziness of the breakfast room. Increased leisure has popularized the
den or play room. Increased demands for privacy have altered room
arrangements. The changes are numerous. In these cases older structures
are rendered obsolete.

In addition to the structural inadequacies, social preference ren-
ders a structure obsolete because of location requirements, prestige,
neighborhood composition and expected level of neighborhood services.
During a two year period, 1958-1959, one out of every five households in
the United States moved. Half of these moved within the same metropolitan

1

area.! Such moving indicated a change in social preference, and the abi-

lity to meet this preference.



Administrative Life

The final view on the aging dwelling is administrative. For each
residential structure certain codes, guidelines and administrative pro-
cesses govern, As a part of an ever-changing regulatory system, these
codes and administrative practices are periodic attempts to formalize
current standards. A zoning code reflects the desire to maintain or
promote certain land uses; a building code prescribes acceptable levels
of construction; and a housing code prescribes minimal conditions of
size, space and light.

In the effort to foster a higher quality of living, however, these
standards may unnecessarily cause older structures to become unaccept-
able. If these administrative rules are not flexible enough they may
discriminate against basically sound structures. The FHA, for example,
had rules that a house with an interior room without windows could not
be insured for mortgages. The consequence of this ruling was that in
certain sections of Brooklyn, New York, structures which were structu-
rally sound would not be financed. Because they could not be financed,
owners or prospective owners could not easily maintain them. After
much prodding, FHA relaxed its rules and as a consequence monthly mort-
gage payments for one owner, as an example, dropped from $342 to $202.12

These four clusters of factors - economic, social, administrative
and physical - are involved in the aging process of a house. The inter-
play of these forces is difficult fo pinpoint and describe in causal
relationships. Hypothetical extremes will be used as an example. In
the first case all conditions are such that "aging" was kept to a mini-

mum. A case |like this may be:



a. a structurally well built unit

b. an interior design that was adaptable to various life

styles
c. it was located in a stable neighborhood
d. it was continually well maintained
e. land speculation was not present

In other situations, the aging forces are operating at a maximum.
Such a unit may be characterized as:
a. structurally built to minimum standards
b. an interior design that was difficult to modify

C. located in a changing neighborhood subject to specu-
lation

d. occupied by a succession of tenants that did little
to maintain the unit

Even though these two houses may have been built in the same year
one is older and more deteriorated and less suited for modern living than
the other.

An integral set of underlying questions in this study is that, given
an aging structure:

a. How are these forces measured, both independently and
combined?

b. What is the cumulative effect of the four forces: eco-
nomic, social, physical, and administrative?

c. Is one of these forces more pronounced than the others?

d. Is it possible to pinpoint specific causes for the
aging of the structure?

e. Given that the causes of aging are identified, what
are the costs and benefits of:

l. Allowing a structure to continue to
deteriorate?
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2. Tearing it down and constructing a new
building?

3. Rehabilitating the aging structure gradually
(incremental ly)?

4. Rehabilitating the aging structure inten-
sively within a short period of time?

To assess housing quality there exists divisions both in criteria
and in geographical scale. The table below illustrates housing quality

measures:

CATEGORIES OF HOUSING SURVEYS

AGING FORCE GEOGRAPHICAL AREA
NATIONAL METROPOL I TAN NE | GHBORHOOD
ECONOMIC Census Assessed Value Assessed Valuation
Repair
Rates
Construc-
tion
Data
SOCIAL Limited Limited Hous- Urban Renewal and
Census ing Studies Model Cities studies
Data
ADMINISTRA- H.U.D. Housing Codes Housing Codes
TIVE Standards Building Building Codes
Codes
PHYSICAL Census of  Census of Census of Housing
Housing Housing Urban Renewal and
Model Cities studies

Figure One
In actuality the only working guides for measuring housing deteriora-
tion are the Census of Housing, the local appraisals in Urban Renewal

studies and local housing code enforcement surveys.



The Census of Housing

Any attempt to assess the condition of housing in the United States
rests on two considerations: the mechanics of collecting such informa-
tion; and the criteria for assessment, which stems from the ultimate
purpose of such data. The United States shares with the majority of
western European countries the difficulty in assessing housing quality.!3
Only in the Netherlands and Belgium are local and national criteria one

and the same and data flows both ways.!'*

Because of the wide geographical
climatological and sociological differences the feasibility of one stan-
dard appraisal system is unlikely in this country. As it stands now the
national system measures only physical structural characteristics.

To determine the substandards conditions which might indicate the
need for rehabilitation, the 1940, 1950, and 1960 Census have evolved
through three sets of criteria.?!?

In the 1940 Census the working definition of "state of repairs"
was split into two categories for all housing: '"not needing repairs
and needing major repairs." For 1950 and 1960 the working concept was
"condition of structure." In 1950 there were two categories: '"not
dilapadated" and "dilapadated." In 1960 this concept was broadened:
"sound," "deteriorating," and "dilapadated." The confusion is apparent
in tfrying to devise consistent criteria among the subsequent definitions:

1940 - '"needing major repairs'": when parts of a structure such

as roofs, walls, floors, or foundations required major repairs

or replacements. (The enumerator determined that a condition

was major if that a defect was neglected it would create a

hazard.)

1950 - "dilapadated": one or more serious deficiencies or was

of construction that it provided inadequate shelter or en-
dangered safety; or it had a combination of minor deficiences



such that it did not provide against the elements or was unsafe.

1960 - "deteriorating": needing more repairs than would be pro-
vided during the course of regular maintenance.!®

In 1940 a tarpaper shack could have been classified as a sound
dwelling unit. The 1950 Census left no room for counting units that
were not completely sound nor completely dilapadated.!’ Envirbnmenfal
quality, (i.e. internal exposure to the sun, ventilation) or suitability,
(design of functional areas and their relationship) are not mentioned.

The Census long range objectives are based on criteria evaluating
structural conditions and, in addition, the development of measures of
"neighborhood quality," i.e. "presence of obnoxious odors, certain types
of industry, high ftraffic density, high land use density, and the ave-
rage quality of individual units in a given area."!®

Attention has been devoted to the rate of improvements in housing

from 1950 to 1960, especially the rate of improvement in dilapadated

housing.
Dilapadated Dwelling Units, 1950, 1960
Urban (1950) Rural (1950) Outside
Year Total In SMSA's (1960) SMSA's (1960)
1950 4,339,463 1,853,775 2,485,698
1960 4,001,785 1,300,239 2,701,546

Fiqure Two
(Dilapadated dwelling units lost between the decade, i.e. demolished or
completely unfit for habitation.)

1,035,737 369,771 665,966

(Dwelling units that have become dilapadated since 1950; included 1960
figures.)

1,616,840 479,156 1,137,684



The Bureau of Census appraising the validity of these figures notes
the following:

"The statistics are inaccurate. The 1960 Census evalua-
tion program indicates that dilapadated housing in the United
States, as determined by the 1960 Census is understated by at
least one-third. Use of the 1960 Census statistics grossly
distorts estimates of the trend in dilapadated housing from
1950 to 1960. The statistics for blocks appear to be of very
low accuracy. Comparison of the relative quality of structu-
ral conditions of housing between cities may be subject to
considerable error."??

For the quantities of substandard housing, the figures reflect a
more realistic appraisal. The Bureau notes, however, that because of
the use of the condition of plumbing, a readily observable condition,
as a criteria for substandard, but not dilapadated, the general trends
are correct.?! Excluding plumbing characteristics, however, there is
evidence that about one-fourth of the units which could be classified
as substandard from the findings of one group of enumerators, would

have been differently classified according to the findings of another

group of enumerators.??

Substandard Dwelling Units??3
(Including Dilapadated)

Urban (1950) Rural (1950)
Year Total . In SMSA's (1960) Outside SMSA's (1960)
1950 11,695,650 6,391,366 10,008,348
36.9% 22.2% 63.0%
1960 11,407,565 3,443,289 5,262,730
19.5% 9.8% 34.1%

Figure Three
Substandard units are either dilapadated or, in addition to needed

major repairs, lacking one or more plumbing facilities. It is not pos-



sible to quantify the number of substandard units because of non-plumbing
criteria.

Percentages indicate percentage for particular heading. Hence, for
1950, 11,695,650 represented 36.9 percent of the total housing stock.

The reliability of the category of substandard focuses on how mean-
ingful is the criteria based on plumbing facilities.

"1t has been stated that the standard-substandard

classification may have to be abandoned or substantially

modified because of the widespread installation of plumb-

ing facilities in housing that in all other respects is

of poor quality. The contention is that the classifica-

tion is no longer a valid indicator of quality of housing."?*

The Bureau, commenting on the 1950-1960 reduction in substandard

housing notes three possible reasons:

I. Net change in inventory, the loss of units through
demolition or changes and the additions of the period.

2. Net changes in structural conditions: wunits upgraded
versus units allowed to deteriorate.

3. Net change in plumbing facilities.??
The Bureau notes that the installation of plumbing facilities was
the "single most important factor in the decline of substandard" units.2®
With these criticisms the optimism of those who cite improvement is
in question. |If, in fact, the number of dilapidated units was under-
estimated by one-third, then there was a significant increase in such
units for the decade. The increase becomes even more glaring, when it
is noted that approximately one-quarter of dilapidated housing units in
1950 was removed from the housing stock.

Considering the dubious criteria of plumbing, the validity of sub-

standard trends becomes questionable.



Urban Renewal - Model Cities Surveys

One of the main ribs in the umbrella of Urban Renewal programs is
that of a detailed physical evaluation of areas under consideration.
Although the Department of Housing and Urban Development publishes stan-
dards for evaluation and demands compilations for its review, no national
summaries have been published. Such an evaluation would appear to be a
more definitive statement of housing. There are several guides and pub-
lications that are used, but a realistic appraisal guide on rehabilitation
suggests a series of standards which could readily be quantified. It

would not be difficult to use HUD's guide, Rehabilitation Guide for Resi-

dential Properties, as a yardstick for existing properfies.27 It is in-

clusive, covering not only structural conditions, but environmental fac-
tors, and equipment standards. |In a sense it is a summation of existing
building, housing and fire codes. It attempts to coordinate national
standards with local standards. |t contains major sections on structure
and walls, room sizes and layout, minimum light and ventilation standards,
sanitation facilities, fire protection and mechanical equipment (in terms
of specifications).

I+ is an unexplored potential.

Housing Code Surveys

Another source of guides to local housing conditions are local housing
codes. The main elements of the codes are the basic sanitary conditions,
physical conditions of structures, space and occupancy standards and the
provision of services. In an ideal situation, housing codes would reflect
minimal standards for the varying climates and social preferences. Be-

cause of their comprehensiveness, they would suggest a valid written



definition of housing standards. As noted previously, the national guide
by HUD is an attempt to mesh both.

The serious disregard of housing codes is a possible indication of
the underestimated proportion of substandard housing. The minimum per-
centage of housing in non-conformance with a code was thirty-five percent
in a selected study of code compliance in concentration code enforcement

areas in 1968.

RESIDENTIAL BUILDINGS WITH HOUSING CODE VIOLATIONS IN
CONCENTRATED CODE ENFORCEMENT PROGRAM AREAS OF SELECTED U.S.
CITIES, TOGETHER WITH YEARS OF WORKABLE PROGRAM CERTIFICATION.?®

Number Percent Years Workable
City Units Violation Program in

Inspected Housing Code Effect

() (2) (3)

San Francisco 2,210 85 13
Baltimore, Md. 9,063 70 13
Malden, Mass. I,181 51 9
Cincinnati, Ohio 3,499 82 |13
Mansfield, Ohio 580 90 5
Salem, Ore. 201 98 6
Lancaster, Pa. 505 90 |10
Philadelphia, Pa. 6,554 81 13
Providence, R.l. 2,691 49 10
Chattanooga, Tenn. 1,536 88 12
Fort Worth, Tex. |,640 54 12
Grand Prairie, Tex. 1,337 35 11

Figure Four
Sources: Col. 2 and 3 (sic), "Costs and Other Effects on Owners and
Tenants of Repairs under Housing Code Enforcement Programs." Prepared
for National Commission on Urban Problems by the Boston Research Bureau,
1968; col. 3 (sic), HUD Workable Program Office.

Another, albeit extreme, example of non-compliance with codes and
the existence of substandard housing was a specialized study of new-law

tenements in New York.2?® Five tenements, built from 1902-1903, were



inspected in 1963, reportedly after the various municipal agencies had
confirmed code compliance in 1960. Over half the apartments were in
"fairly poor to very poor'" condition. |In 59 apartments, 1319 violations
were reported.®’ The general observation was that in both housekeeping
and maintenance, minimal standards were not kept. The structural cha-
racteristics indicated a substantial lack of repair, especially for dan-
gerous items as loose and exposed electrical wires and sanitary facilities.

In the city of Philadelphia estimates have been made that the number
of dwelling units substantially failing to comply with local codes is
twice the number of substandard or dilapidated units reported in certain
Census Tracts.?!

Definition of Rehabilitation

Assume that an evaluation has been made of a residential structure,
that the chief causes of its deterioration and obsolesence has been de-
termined, and that plausible remedial steps can be instituted with a
reasonable anticipation of success. The four likely alternatives of
action are:

a. tear the building down and construct a new one

b. allow the structure to continue to deteriorate
without any input

C. repair it

d. rehabilitate it
The first two courses of action are self-explanatory. But what distin-
guishes repair and rehabilitation?

The terms rehabilitation, residential rehabilitation, modernization,

repairs, and maintenance have been used with overlapping meanings. There

is confusion between American interpretations and those of Europe.



Modernization is the European term comparable to the American rehabili-

tation. Their use of the word rehabilitation connotes what is implied

by the American term residential rehabilitation.3?

The variation in the administrative, economic, technical definitions
is great. The Department of Housing and Urban Development defines it as:
"Rehabilitation: The restoration of a reusable single

or group of structures which overcomes deterioration and

provides a satisfactorily improved condition for residential

purposes."33

An extensive United Nations seminar of maintenance and modernization
in Europe concluded, in economic terms that distinction between repair and

rehabilitation:

"Repair: When an input is made which maintains a
structures original value."

"Rehabilitation: When in input is made which raises
the value of a structure."3"

The need for rehabilitation stems, the seminar noted from three
causes:
I. There is a noticeable loss of an original function.
2. There is a condition that will cause a deterioration
of opportunities for sound economic activity or a

satisfactory living condition.

3. It is generally structurally sound, but has deterio-
rated because of neglect and maintenance.?®®

Cause Two would encompass surrounding external conditions, in effect
including a characteristic of residential rehabilitation. While having
a significant bearing, the external surroundings do not immediately affect
the structure or its inside.

The seminar also noted that timing was an important factor in eva-

luating the consequences of work completed on a structure. It viewed as



a continuum the range of work from minor repairs to rehabilitation.
There is a basic problem in relying on economic criteria in differ-
entiating repairs versus rehabilitation. In measuring improvements, the

Bureau of Census (Residential Alteration and Repairs, series C 50-69),

relies basically on dollar categories and does not use the word rehabil-
itation in identifying any improvements. Based on dollar value it is
not possible to say that a repair is any improvement under $500 and any
improvement over it is rehabilitation.
It will be assumed that there is basic agreement on the defining
concepts of repair and rehabilitation:
a. repair: an input which restores but does not
exceed or change the current economic value
and uses and livability of a structure.
b. rehabilitation: an input that restores a struc-
ture beyond current economic value and improves
the livability of a structure.
Examples of repairs would include: paintina, patching a roof, re-
pairing a heater, adding an electrical outlet, replacing a stove.
Examples of rehabilitation would include: replacing a roof (patch-
ing a roof would not add to the economic value of a structure, a new
roof would), replacing a heater (again this would add to the value of
the house), changing room sizes, replacing the entire electrical system,
altering a kitchen as to both arrangement and appliances.
Rehabilitation would not include additions such as a new porch or
room, because that improvement is not a restoration.

The definition of rehabilitation that will guide the thought in

this analysis is as follows:
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The modification by construction in conformance with
current standards of complete structural elements, lay-
outs, and/or utility equipment existing within a dwelling
unit.

This definition does not cover the aspect of time. A series of
improvements can occur over time. Each in itself cannot be considered
rehabilitation per se, but the overall steps lead to an increase in the
livability and value of the structure. Self-help rehabilitation pro-
jects are characterized by this series of steps or incremental approach.

A further refinement to the definition then would denote that a pro-
grammed series of repairs which add to the value of the structure and in-

creases its livability can be considered as rehabilitation.
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SUMMARY

To adequately propose a program to improve the living quality of
housing in this country, requires an understanding of the pressures
and forces which "age" a residential structure. The forces are basic-
ally of four categories: economic, social, physical and administra-
tive.

Assessments of housing quality are made on a differentiated basis
either evaluating one of the main forces or measuring structures in-
tensively in a small geographic area. Hence, there are gaps in pro-
ducing a comprehensive picture of the state of housing in this country
today.

Given a data base from which to generate corrective programs, the
extremes in action are clear: +tear down and build anew, or allow a
structure to continue to deteriorate. Corrective action between these
extremes is not as clearly defined. The difference between repairs and
rehabilitation is essentially based on the extent the improvement in-
creases the livability and value of the structure.

The possibility of corrective action depends upon the extent that
the various aging forces can be curtailed. The economic force is a
main one and has been used by the federal government through various
mechanisms to improve the quality of housing. The economic forces at

work and federal programs are detailed in the next chapter.
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FOOTNOTES

The estimate was obtained by using the 1960 base figure of all
structures, adding yearly additions, and subtracting the loss

of units given for the decade 1950-1960. Sources: Glenn H.
Beyer, Housing and Society, MacMillan Co.: New York, 1965,

Table 4-15, p. 146: Subcommittee on Housing and Urban Affairs
U.S. Senate, Progress Report on Federal Housing and Urban De-
velopment. Washington, D.C., 1970, p. 6 (hence cited as Pro-
gress Report on Federal Housing, 1970); U.S. Bureau of the Census,
Census of Housing, Components of Inventory Change, HC(4), Part
IA-1, Table 3, p. 46.

Senator Charles H. Percy of Illinois: "We are alarmed because
every day we see side by side with new automobiles and slick
skyscrapers block after block of wretched slums where life it-
self is hollow hopeless...Eventually, we will grow (through the
proposed National Home Ownership Foundation Act) to the point
where we can make a sizeable impact on the slum dweller. We are
confident of that." Source: Subcommittee on Housing and Urban
Affairs, Housing Legislation of 1967, Washinaton, D.C. 1967, part
I, p. 193. Hence cited as Housing Leaislation of 1967. Ironi-
cally, census figures indicate th<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>