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- PREFACE

A house is not just a shell for habitation:

it 1s also an unfeolding of our experience..

A house is an act or a series of acts; it is not
an object but an experience; it is not a commodity to

be bought and sold but an activity essential to lifs.

Instead of being the unfolding of our existence znd
the expression of our freedom, our houses have beccm=

the inprisonment of our existence, the denial of cur lives.
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-1 " INTRODUCTION

In this proposal we are putting forward an entirel:y new

concept in the field of housing, which covers financing, design,

social structure, principles of ownership, and rate of growth.

In place of houses that are completed before anyone knows who

will live 1n them and are then sold as complete products, we

propose a process 1n which the owner is intimately

the evolutionary design and construction of his own house. 1In

place of high interest rates and ruinous mortgages, vwe oprooose

a system that, with a very small initial investment, rzcycles

the capital that 1t generates to begin more and more hcuses,

without bank loans.

We believe that this concept will help

to solve the most fundamental problems in the housing shortgage

4
o .

in many acC S .

The Center for Environmental Structure is a non-oreit
foundation based in California. We are writing this proposal
in the H0pe that sponsors, 1n different parts of the world,

will come forward and i1nvest enough seed money to start a
number of pilot projects. The Center, henceforward to zZ2 called
the builder,

w1lll undertake responsibility for manzg

and supervision of construction in these pilot projects - and

can be paild entirely by

fees generated by the process itseltf
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ul, the pilot projects can then be repeated, on a larger

scale, by local builders,
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Any local government, sktate goverrﬁnent, public authority,
non-profit foundation, or group of citizens can sponsor this
process, by making a small cash investment, and by putting land
- in trust, for housing, with the understanding that it will be
held by non-profit housing corporations, managed by the people
who live in the houses, and cannot be bought or sold for
speculation.

( In return for these contributions; the sponsor will reap
the following benefits:

1. On each site, a cluster of twelve houseS/ will be

designed and built by thelr owners. Each house will ke

ready for occupancy within a few months - and will

then grow steadily for the next several years.

2. The process will allow people to own their own houses,
without a dowrpayment, merely in. return for a monthly
payment which is about the same as a typical medium-low

income monthly rent or mortgage payment.

3. The project will generate enough money to seed new

clusters within the community, as often as the sponscr

is willing to supply one acre of land, on the delayved

purchase arrangement, In these later clusters, the sponsor

1S NOt eyxpected to contribute any further cash sums.




4. The new clusters-will-grow at an extraordinary rate:

so great, that after thirty years, the initial cluster

has seeded 70 new clusters: after fifty‘years, the initial

cluster has seeded 1600 new clusters. 1In short, an initial

investment of $30,000 will generate abaut 20,000 houses in

>0 years.

Obviously, there is no form of public housing known today,
which can generate such an astonishing supply of houses for
such a ttiﬁfiing investment. But the houses are not cnly

cheaper. They are also better, more beautiful and much more

profoundly grounded in human needs.

- Important Note

Throughout this document, we are using UnitedStates 1873
dollaré for the sake of concreteness. _We‘wish to draw attention
- to the fact that'inother economlies, 1t 1s not appropriate to
use these figures merely translated into local currency, but
that the figures need to be scaled up or .down, across the board,
to reflect local wages, and local prices. We are confident
that even though the detailed figuresﬁill change, the overall
principles will stay the same.

llote also, that we have presented our results, and calcu-
lations, without incluﬁing the rate of inflation. We have
now pegun work on a more extensiﬁe doéument'which outlines the

connection between the flow of money, inflation, and the guality
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of buildings 1n a.thorough and accurate way. From the zoint of
view of our new work, we are now aware that this paper is full
of imperfections, both in conception and in detail. However,
we have received such'widespread interest in this paper, as 1t
stands - and we considef the subject which it deals with soO
important, and so urgent - not only as a way of improving
buildings, but also as a way of fighting inflation - that we

have decided to publish 1t, as it stands, in the hope that the

. yeader will turn a blind eye to its imperfections.



2. - THE HOUSING PROBLEM

The world-wide hbusing problem has three central £fea:tures.

1. The housing shortage.

s a drastic shortage of houses, all over +he world.

There 1
At the same time, the cost of houses is rising steadily. This

rising cost makes 1t almost prohibitively expensive for people

who have 1ittle money, to house themselves; and too ex ansive

e
h~us=23 TO

.

overcome the housing shortage.

2. The sterility of mass-—pr ng.
The mass housing built to solve the housing shortag= is

te from a human point of view. The houses

totally inadeqgua
"to satisfy human needs are not

rtments, but houses SO various

tract homes and concrete box apa

that each house 1S different and unique, accordling

~ature of the people who live in 1%, designed by

them, and based on psychological principles <22 encugn

live 1n
ton{awthe full-range Of human experience and neac.

3. - The high price‘qé;houSinq.

o average family gets a raw

rnt the same time, th

purely monetary torms. A house which costs $30,000, Wi~

& o -#—'-""‘.-—'l'-"‘#_ = —gps



typically need monthly payments of about $200/month to pay
for it. The person making these payménts,*whether he is
technically an owner or a renter, will typically end up
paying about $80,000 over 30 years - almost three times

the actual value of the house. This 1s why houSes,have become

.expensive. People are paying three times wyhat their houses are
worth. Our houses now consume three times as large a portion

- of our lifetime income as they rightfully should.

" mass production: both on-site mass production of tract houses

and factory masé products of package houses and apartmants.
Industrialists, who control the machinery of mass production

and their spokesmen, argue that more houses must be mass

produced, in order to keep up with the demand créated by the

- housing shortége; Designers and architects, in love with the

l jdea of mass production, argue that designs of mass produced

houses will be-better, because more money can be invested 1n

research and perféction of design.—;so that every family can

have “"the perfect bathroom”. And the industrialists agailn,

using the analogy of mass—-produced cheap goods, explain tnat the

econcny of the assembly line will make the houses cheaber. Buc

- % s @ o® & s o+ & s 0w = s 5 s & & = & - - L

- industrialised mass'hougi'q‘dOeS'not'andicannot'solve

. ST -

housing problem.
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The high rate of production, does little or nothing to
solve the housing shortage, since, it 1s in fact the shortage

of capital, not the speed of production, which is actually

responsible for the-housing shortage.

The standardisation of large-scale components like walls,

bathrooms and kitchens, far from improving design, in £fact,

reduces the choices which people have, and contributes enormously

to the monotonous and alienating‘sameness*which leaves pecple
feeling dead and helpless.

And the mass production does not; in the end, even reduce
cost. First of all, very few means of housing production can
actually reach the volume of sales/ needed to bring afout the
economies of scale. But ,' much more important; the incustrialised
houses, even when they are sold in great numbers, are more
expensive than the houses they replace because the fact of mass
production itself has brought with it spurious stancards, which

~jncrease the costs. Does anyone really want, or need, wall-to-
wall carpeting, or streamlined kitchen cabinets,. or plate

- glass picture windows? These very*exPénsive i1tems have become
necessities, under conditions of mass production, becaﬁse they
are the -~only ways (that mass production' can make up for the
pitiful sterility of mass housing. In a simpler house, whaich

you have made yourself, you just don't need these gimmicks -

()
t
I

because. it fits you, and you love 1its individual characte

aTr
S

And because it does not need the gimmicks, 1t costs less

U

scquar2 foot.
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But, above all, 'mass~oroduced housing falls entirai- £0

ceCaldse

‘like“Tl'our“th"‘current‘formS'of'housinq;'it'is_basgi on the

mortgage system.

In a simple society, people do not borrow money tc =zxe

h- ey el B aeme

their houses: they build what they can afford. IWhen tae:
are young, they have a small hut; gradually, as they grow

older, and have children, they are able to make thelxr -

W
larger to keep pace with their needs..

But mass production changes that. Since a house creatad
by mass production is, inevitably, a.commodiéy, an objsct -
you have to buy it as a package - and to buy it as =
-you have to borrow‘money. But the borrowed money ccsts Iar

more than any conceivable savings which the machinery oI mass

production can create.

re A P4
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The cost offamortgaée is higher, far higher, than
other cost. A mortgage, spread over twenty-five or thirty
vears, almost trebles the cost of the house. Two~thirds cf

the'nonmy'uhlch a buyer, or a renter, pays for housinc

rw
D—--H’ E
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in the form of interest to the banks. _No solution to tn

housing problem, which accepts the mortgage:system,cac cossibly

Lf L

make any serious contribution to the price of hous:in

Tl
=N

the housing shortage, and that 1s why, at bottom, mzss-oroduced

Tl

housing fails utterly to solve the housing problen.

So long as we View houses as COMmm modities, which

- - Iy par il e e el
B s

=Ls 1=

bought and sold like Cars;‘th@'prq;esseq_lhlﬁb willl toen
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- anevitably, govern ownership, financing, building arc s=21lling

L ol =

e

-;quhggsesfjwill makejit'quite'impossiblE'to'solve th= nousing

- problem.

Let us begin by understanding the nature of housing z2s a
commodity.
qfit hinges on the fact that the people who live in houses
do not really own them,in any significant sense; 1t ninges,
in shorﬁ, on the fact that the idea of ownership, as it exists

in modern society, is different from rental only in z rather

- trivial legal -and financial sense. -True ownership cannot exist .
so long as the house 1s seen as a commodity.
To begin with, there 1s a gross unfairness in the distinction
between renters and-OWners. This distinction depencs, in many
cases, on the accident, that some people happen to b= 2ble to
afford a down payment, and some don't. Beyond that, both renters
and owners pay cbmparablemonthly rents. But the ownasxs have
control over their land, and build up equity; the rentsxzs have
no control, and after twenty years, they stillhave_no 2guity,
or money, built up. .
But even those people who are lucky enough to call thed-
selves “owners", are not owners 1in any very significant sensé.

The housing market that we know does not allow peczis <

Q)
(g
(U
U)
I....l
)
.

1.

and participate 1n the construction of their houses; toizy are

built for them and, except in unusual cases, have no ingut ac

211. TIn addition to this, even the ability of peopie =0 buy
their own houses is being eroded. Costs of material anZ larcor

increasing at a rapid race, are compounded by the c2sT ©Z
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which, in the long run, dwarfs the construction cost oI the
" house. Under typical mortgage terms, a $30,000 house will
cost as much as $80,000 by the time it is completely

amortized,
In short, about two—thirds of the total money spent

on housing in any one month, now goes to the banks (eitner

directly, in the form of mortgages; or indirectly in tz=

(D

form of rents, which help to pay offmortgages.f This =zans

that less than_.one—third of the money spent on housinc

——.in any one month, actu;llyfgoes_towards the task_cf imzzov-

ing the housing, or improving the environment. And, c

course, when the owner decides to sell his house, he Zinds |

that most of his investment is lost to him. He can cnly
get back about one-third of what he has put into 1t, Db=-
cause the other two-thirds has gone to the bank.
Thus, the critical advantage of ownership, stemming
frém deep personal involvement with one's dwelling anc living:
environment, arewasting away. A person finds himseli buy-
ing a house that someone else designed and built. Ee =as
to have a lot of money to buy it in the first place. ==
gets rather little of his monthly payméﬁtsback,'when o=

decides to move. And, for all that, in any important

psycnologlical sense, +he house 1is hardly his. It

1i}e a hundred other houses, down the road. The spacs out-

sidce, the street, is not in his control - it 1s a puZzllc

- mm— T — e, Ty
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wasteland, looked after by some impersonal agency.

We see, then, that the heart of "the housing prcohlan”
lies in the mortgage system - or, i1f you will, in that
interaction'between houses and money, which treats a house
as a commodity. ‘People are persuaded that they must accept
a house which someone else has built; and persuaded that
‘they must borrow money, huge sums of money, to get <thls
house which someone else has built. Since they have o
borrow so much money; mast of their own money flows out of

q

their pockets in the form of interest, instead of flcwin
towards the land'and houses themselvés - where it ccu_z
actually‘help tolmake the houses better: so, by accsptin
the idea that he must have a house which someone elss nas
built, and must borrow money to get.lt the house cwne

also condemns the house itself, to receive one-thirZ ¢:Z

T

I

the resources - in labor, care, and materials - which

~ought to get.- SO obviously the houses thamselves gat

worse and worse with time.
There is no way to cut this cycle of cause and sIZect,
excapt at the root. It cannot be cut by making-morz2 rcuses

which are commodities; nor by making better houses whicnh

commodities. It can only be cut when we stop treating houses

as commodities altogether, by our refusal, our totzal zaiusal,

.

to accept the monetary side conditions which come with tae

"6 treat houses as commodities — and by our consecusnt rafusal

P i
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house, when it is seen as a commodity.

To solve the housing problem, we must learn to. loccx
‘at 'a house as an activity.

In this case, the life history of the house, anéd its
relation to the people who live 1in it, and pass through 1t,

is entirely different. The house is not produced at cIe2

time, and then used, unchanged, for years; it is creatzd

as a direct.: result of the living which is

 gradual1y,

- happening in 1t and around it. Building takes place in i1ncre-

vJ
t.

y

(D

ments, day by day, Year by year. The people who live 1
house don't borrow money, ever; they spend only what

can afford. The people who live in the house are tne

design 1t, as they go. They don't necessarillyg

with their own hands; but they may build parts of it with
their own hands, to help the builders. Each house is unigue;

i+ is the unigue expression of a particular way of lize,

and of the particular history of all the peoplé who have

ever lived in 1t. wnership of the house, is not nerely

~a way of making money, Or < form of legal control; it 1s 2

vehicle for involvement, in the process of creating a sulc

able, beautiful, onvironment. Above all, to repeat 1%, theare

are no banks involved, nor mortgages, b

el

-vye built at a pace which makes it possible to buil

without borrowing money.




It turns out thalt this simple change of atti
‘the power to solve the housing problem totally, bscause

it goes to the heart of the financial system, ancé chzances

the way that money flows.

l2a
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l. It can solve ‘the housing shortage.

T

time, and therefore alleviate the world housing shor:tage

2. It can solve the 'st'e‘r'i‘l‘i'ty of mass 'h'O“LIS'i'D'g' .

People can create housing which is adapted to thzir

did o um an

- needs, under conditions where each family will have a

It can create a vast number of houses, in a very short

‘unigque house whose plan and functions are unique %o thane

T -

=

- though.in construction and materials they are the szxe
all the(heighbours' howses, The process overcomes ===
sterility of mass-produced housing, by increasing
contént, human craftsmanship, and workmanship in each.

individual house, without requ;ring'unfeasibly high Izoor

costs. The land between the houses, is itself also csa-

trolled by the house-owners, and is therefore as rich

e —

and beauvtiful as the hpuses themselves: there-is no uncared

for public wasteland outside the houses.

3. It can solve the high price of housing.

It does not make heavy financial demands on its

participants, and allows
any nced for downpayments. It allows everyone to buil
equlty, as he pays money into his house. Each person czn

get back 100% of the amount he has put into it, when =e

. 1 P
ol l

everyone to own his house, witho

asS

s 1t, 1ngstcad of the one-third which he gets kacit whan

13

his house 1s mortgaged to a bank. All the money which c=2ople

If.-a-....—.*v-.-l'--




spend on housing, every month, goes to improve the hcuses -
instead of the one-third which now goes 1nto houses, Lzcause
~the banks take two-thirds - so the environment has *hrea

times as much money flowing into its improvement as it

does today.

It is, of course, true, that houses were built urnier

these conditions, by people all over the world, for all the

thousands of years which preceded the industrial ravcluticn
- in short, for most of human history. In fact, the wvery
richest members of soclety now struggle to buy up the Zew

remaining thatched cottages, redwood log cabins, Gesorzian

town houses, Greek Island houses, Elizabethan farmhous=a

-2 -

because they recognise, intuitively, that these buildings,

built by the very process under discussion, are ths cnly
ones which really satisfy the needs of the human soul -

and they are therefore prepared to pay vast sums of mcney

for them.
The grassroots housing process; which we now prasent in
this proposal, will create houses as beautiful, as organic,

as uniguely personal,(as these traditional houses. ZL=nZ

e

!

as we shall show, 1t can produce them-fast enough, anz
cheaply enough, to solve the housing problem. It is Zeasible
in torms of money, and feasible i1in terms of labor. In short,

1t is immediately practical today.
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___3:  THE PROJECT PROPOSAL

Our solution to the housing problem, hinges on tha

| SR

creation of two new legal entities, both non-profit

corporations, which we call the cluster and the builder,

-------

nnnnn -

on a system called the pattern language, which provices
the mediuvm of communication between the cluster. ané tne

builder.

The sponsor may be any organisation which has an

interest in the provision of housing, and wﬂich has lznd
that it can put:.in trust_.for .the purpose of housinc. It
may be a group of private citizens, a local governzent, a
state government, a private indﬁétry, an institution like
a university, or a non-profit foundation. This reoort

is addressed, principally, to potential SPONsSOrs, Or to
individuals or institutions who are considering tha possi-

bility that thev might decide to become sponsors.

The cluster is a group of ten or twelve-famili=s, legally

constituted as a non-profit corporation. The families will

design their own houses, and help to build them i1Z thay

;ant to; and together they will design and build the common

areas between the houses.: The houses will grow ratnsx slowly

— it will take at least five years for a house to reach 1ts
full size: butbt the houses will be made in such a way that

peoplae can live in them from the very beginning. In return
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for monthly payments, and without a downpayment, the families
will own their houses, and will be abhle to sell them, when

they leave, for 90% of the payments which they have made.

\" Phe builder is a non-profit foundation, which helps
the group of families design the public land between the
_houses, supervises all construction on the site, provides
instruction for those families who wish to buil&fo:‘them-
—sgelves, controls the monthly payments from the families,
handles the seed money needed to start other similar.:lusters,
and in later years, as the cluster reaches maturity, helps

the families and the cluster diagnose those deficiencies

in their surroundings which need to be repaired by new

The pattern language 1s the instrument which makes 1t

possible for members Of the cluster to design their own

houses, and for the builder to help them take-their rudi-—-

— mentary sketches and make a building out of them. It 1s a

system of instructions based on the most fundamental
psychological necessities of buildings, which gives the
individuals who Use it unexpected creative power. We shall

not- describe it in this reportg, since it has been described

| -

ully in other publications, and its past applications are

oF

escribhed in Appendix 7. However, 1t 1s essential to undex-

<tand that this pattern language 1s the instrument which glvas

trhe memboers of the cluster the power to design th21r nouses

' -




~—==—families can house themselves. -We first go into dstail
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for themselves, and the medium through which they can cormuni-

cate their 1i1deas to the builder. Without'this-instru:ant,
the productive interaction of the.éluster and the builder
which we describe on the followlng pages, could not be
accomplished.

Within the framework of the pattern language, and with

the backing of a sponsor, the builder and the cluster, can

as we shall now see, create conditions under which ordinary

-

about the activities of the cluster; then examine the over-
211 flow of money, to see the feasibility cf the project

from year to year; then examine the growth rate of the

U

A

clusters, as one cluster begins seeding others, in latesr

vears; then describe the activities of the builder

.

=
1
PR

detail:; and finally explain the sponsor's contribution.

¢ a. The Cluster.

The cluster is, 1n essence, a group of a dozen families,
legally constituted as a non-profit corporation. For the
first fifteen years of the cluster's life, the mambesrs of the
cluster, the builder, and the sponsor‘are financially and
legally interdepenaent. During this period the title ©To
+he land is held in trust. At the end of fifteen years,

Z

the contracts are complete; the title of the land 1s trans-

~~rod from the trust to the cluster 1tself: and tne clusterxr

| W

becomas fully independent (For the life history of tne cluster,

gl = =
E————

i —— g eyl
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see Avpendix 1. For the legal structure, see Appendix 2).
 Physically, a cluster will contain about twelve houses,
on about an acre of land. Neither the density‘nor the size
are absolutely critical. A similar cluster might be built
at twice the density or half the density, for twice as
many houses, or half as many, or €ven less. However, we
consider a cluster of about a dozen houses as a basic unit,

because it is an entity large encugh to maintain 1tselz

a

. 2s an identifiable social group, yet small enough to 22 o

a

-ble to maintain communication on a personal basis. =& dozen

families can sit around a table andqdiscuss and resolve their
own affairs and problem§|fairly easily. More cannoc.

1wWe shall now describe the principle features o a
cluster:

Design

The member families of the Cluster together decidzs the
. overall communal layout'of"the cluster: and within this
communal overall léyouﬁf*each family will design theixr own.
house to suit their own needs. They will be able to co this
with the help of the pattern language: an instrumant 2ro-
vided by the builder; and the builder;will help thsm and

~herever necessary, as they make their ces2gns.

guide ther
21+hough each house will have its own unigue plan, a

houses will be built in similar materials - which are not

modular panels, or factory conponents, but materl

that allow each detail of each|nhouse to

wood and plaster,
)

- g ——F



“is so designed to make construction very simple 1inc
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take its own shape, according to its position in the nouse.

Materials

Materials are free. As a member of the clustex, eac
family may use aStmuchmaterial as they need to build their
house, to maintain it, to decorate it, or to build co—=unal

buildings, fences, seats, swimming pool, workshop, betwzen

the houses.

(L

L

And the system of materials, provided by the builcser,

z2ec: SO

~=—gimple-that-an averagewéamily:cankeasily'huild their cwn

house if: they want to, or make additions, or build structures
in the land between thehhouses.

Growth

The houses will be built gradually, over a period oI

several years. This makes sure that each part o< every house

l
0

is firmly rooted in people's exPerienCe and needs incej
each piece—that gets built is always a direct expression

of some actual living need. A typical young family might
build 350 sgquare feet the first year; then live in thax, apd
build 150 square feet per year, Ior four or five years, untll

rhe house has 1000 square feet; then build even slcwer, reaching

)

cinal house, ten or twelve years later, of 1500 cx 1200

N s

ccuare feet. The slowness of construction is essential TO

)99,

the bootstrap housing process: 1t 1S this one fact wnhich makes

it possible to keep clear of the mortgage process, anc

ct

Y

(D
T
‘QJ

. cost of money (see Appendix 3 for the explanation of

.—,L—..‘-rh—-l-
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the rate of construction, and Appendix 4 for the zz=2 oF

families which are able to live under these con

Appendix 5 for the interim accommodation in the

months) .

Payments

Each family will be obliged to pay a monthly pay=ent,

or rent, ta the cluster as a whole. The amount oZ tihis

-=CO tl'zey

have built, so that a family with a small house will pay

A

B

- less rent than a family with-a large house. In

-7

the rent per square (foot is high in the first yezr, 2nd
then goes down slowlyﬁith time - so that a family which
wants to build a very large.house at the beginnir
pay very dearly for it; a family which is willing tc btild
the same house more slowly will pay less. It is %=h:
mechanism which regulates the rate at which materials are

consumed (see Appendices 10 and 11).

The monthly payment does not include the prics

cf .labor.
It includes the price of materials, the price of th= lzng,
the services of the builder in the process of desicn,. tha
builder's supervision of construction and lessons iz con-
struction, where familles decide to build for thsmssives.

Ninety pe*ent of these monthly payments will be to the

at the time a house 1s sold.
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—— ey S | = : R g
":..'ll—-‘hﬁ p— -lo‘ -

e S e R

P Y L e



21

Construction

The families may either have their houses buil:z =

11T Zor them,

by labor under the supervision of the builder, or they
may build their houses for themselves.

Lf they do not want to build for themselves, or want
Lo contribute only part of the labor, they must pay for the
extra labor themselves. But the simplicity of ths materizals
makes 1t possible to hire very unskilled labor-= hié;
school students, during summer vaeations - for exam

ole, at

low wages.

If they do want to build for themselves, at lzast in
part, the amount of labor involved 1s small enoush so that

a family can easily manage to do it at weekends, zt the same

time that they hold a full-time.job on weekdays {(Xpoendix 6).

The builder will teach people how to build, and will help

'.' ce  nTy Sl

them when they get started. He will also be building

workshop for communal use within the cluster, so that-people

can watch him build for himself,alongside their own efforts.

The materials are designed in such a way that anwv Zzmily

i L

can, i1f they want to, build the whole house for thams=2lves.
Communal -land and buildings

The street 1n an ordinaxy town 1s owned by thz city, and

1s therefore not the property or the concern of thz2 families

who live on it. In the cluster, on the contrar, %th=

natween the houses belongs to the people who li-s2 Za(the

houses. It is their right and their obligation,

L] -
B s i it B =
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to design this land to suit their needs, and to build

whatever they'want:

paths, fences, trees and floweasrs,

seats, workshopé,playground...

Once again, the materials for all this work ars=s

i

And, once again, the actual labor needed to build =:

1258
things must be contributed by the families themselves.

Typically, they will probably start spending more

on the communal land, once they have the rudimentary shall

of their own houses at least partly finished.

The

physical appearance of the cluster
Although each cluster will be unique in its phzv

layout, it will typically consist of single family

grouped together, sharing some common land, about 23

per\cent of the site, the common land touching all <!

=

- S
L‘.-'

houses 1t serves.

Imagine the common land partly enclosed, but oc 2n1ng

into a public outdoor room where ihformal_gatherings

happen; activity pockets around the public outdoor ro

()

children's play area and areas reserved for sports

(0
A
.f
*U
0
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a pool; parts of the site where there exist trees o:x

le:

oI

(ll

"1.'-"_1

f

b1

t intact 1n order to preserve the natural beautizs o=

the site.

Imagine, low houses, at most three st

half-hidden gardens or beautiful courtyards; open st=

leading to upper storeys, houses which are flood=2 with

-~
u"-_nl-"q-ﬁ ."-—--

light; some houses with terraces overlooking the aczis

- T N o
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in the street, some with small gardens for growing vsgetables,

some with openings which make the outside,-part of the in-
side of the house, some with a low wall where peonlzs can

sit and enjoy the life around.

Plans of a typical cluster, designed by twelve families,
over an eight.year period, and the plans of a single house,

o 'Y 4,
e

are snown on pages 1 and

(#;bove all, as in this example, every cluster cI Zcus=s

will have a balance of order and disorder which is rzther

unfamiliar in today's housing. Most housing we-are Zzmillar o

=

with is either totally homogeneous - with standa
standard arrangements repeated identically along a stz=22%,
or totally disparate with every house designed by =2 clZIZsrent

-— [

person, a different architect, a different style, cdiZZerant
materials.

The housing in a cluster, built by the process we are
describingﬁhere,;will be differené,from both these fa=miliar
types. Every house will be different in plan and shap=2 azd

detail: yet all the houses will all be built in ths szne

materials; and they will all have common features. Lixe =tne

houses of a traditional town, they will be relatec and connected

in a way which makes it clear that although each is Indivicua

and unique, they are together also pieces of a largex whale.

i A
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Diagnosis and repalr
In ordinary housing developments, the architec= znd
builder leave as soon as they have finished their wo-x.

They do not stay around to guarantee their work, nor %o

4 a S

look after the environment as it evolves. In a clus+<ar
this is quite different. The builder undertakes a Ffiftsen.~

vear commlitment to be there; he is also a member oFf =>

!

{3
o
cr

cluster himself, and has a personal interest in maXxi-

beautiful because he 1s going to be there.

U
4
.'
‘.-.:
()
rr
O
e

A healthy environment requires not only that ccno
of the cluster be gradual,- but also that the houses 2nd
public land between them always remain in a continuzl state
of construction and repair. In this way, the envircnmzent
can be constantly improved and modified according tc o=ople’'s
experience of how it works for them.

This process requires a continual diagnosis of the
- existing space - indoor and outdoor - so that all new
building, however modest, will repair-the defects rsvzaled

— by the-ehe, diagnosis and ensure the gradual improvsmszt of

the environment. ((The buillder takes responsibilitv Zox this

—— T

ongoing diagnosis; it is helpful to think of him as =z Xind
of family doctor of the environment.
The builder will spend about one month every yvez:z
showing people how to make a diagnosis of all thosz <Thing
in the cluster which are not as beautifully organiszi zs-they

L

could be; a seat in the wrong place, a corner whare noIhlDn

(g e —
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grows, a window which needs to be enlarged to make a room
sunnier, a good place to build an extra room; a way to mark
an entrance clearly; a way to protect someone's garden from
nearby noise. In this way, most of the construction . -
activity of later years will not only be making houses

larger or more useful and beautiful; it will also be

helping to repair the small mistakes of the past or those
things that have stopped working well.
Ownership )

- The member families do not own their houses in the
conventional sense (Appendix 2). What they éwn, instead,
is a share in the cluster corporation, which entitles
them to the sole use of that part of the land where +their
own hcuse 1s; allows them to design'their own house,
modify it, alter it, in any way they want; and gives then
control and use of all the public land between the houses.
In all these resPects, their ownership 1s very much the
same, as ordinéry'ownership, except that their control of
public land is greater. But the conditions under which they
are a2llowed to sell their houses are quite different.

Resale conditions

We consider it absolutely essential that the process of

resale creates no conditions, whatsoever, which enccurage

p—

e to build speculatively - that is, for other p=ople's

(1

pEop

nead instead of for theilr own. When people try to anti-

(D
(D
U7

cipate other people's needs, or try to build a place they

R .
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think other people will like - they build arbitrary =

which have no roots in real life - and, the genereal
created by this type of incentive - most vividly

bank~-controlled housing, which is all based on

the "possibility
Oof resale"

» 1s that the houses become lmpersona
and artificial.

L, sterile,

‘(Enhorder to remove this incentive,

altogether, w2 have
made the

resale price independent of the house desicn

entirely - in the hope that the more people see theair homes
as permanent life-long possessions, and not as cashzhle

commodities, the more they will create environmen=s

are genuinely adapted to their wants, and needs

forts - and the greater the chance that- the house

duced will be human, and personal, and whole.

Specifically, the families may sell their share 2+ any

time. At the time of sale they will get back apprcxima

90% of the rent they have paid over the years.

are calculated so that if the house has been buil:s <

reasonable care, it will command +his price on tha
(see Appendix 14, for detaills).

The‘family’s‘own'cash‘ihvestment_

Finally, it.is important to recognise that,  fro-

———

)

monetary point of View,,the-cluster_gives-each famni?

‘_ﬂ.ﬂ |1-- —

-L-—-.u—-.,' G.-

tremendous bargain. = o

Tnea following table CompareSQﬁﬁﬁerOtS‘housiﬂgr —ortgaged
ownership and rent or public housing. In all thres

l'
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families make roughly similar monthly payments. But the total
spent in one lifetime, the percentage which the fazily can
retrieve from re-sale, and the length of time for which

they have to pay the monthly payments, are entirely

different.
Grassroots Mortgaged Rent or
................... wnership . ... Public Eousing
Pays for 15 years 30 years Life

Total Money

Spent $30,000 + $S80,000
labor worth
about $10,000

Can Retrieve 90% 30%

........................................
-

-x It 1s obvidus from what has been said earlier that
|
‘the grassroots housing process gives people a much better
way to live; and a chance to make a much better world for
themselves, than ordinaxy housing does. What 1s rsmarXable
is that it is also cheaper. It gives them far morse, forx

far less money, than they can get with any currentc IZorm oX

ownership or public housing.

b. ThE'flow'oﬁrmonez

The backbone of the grassroots housing process lies

in the unconventional way that money flows. We shzlil now



show how the limited flow of money created by the families'
monthly payments, can pay for the lénd, materials, %the
builder's labor;wénd.the seed money needed t@ Start other
clusters in later yeéfs.

To do so, we shall lay out the accounts of a typical
house within a cluster, to show the course of its financial
position during its first fifteen years. See the tzble on
page 3l. The accounts for a cluster are the same, —ulti-
plied across the boaxd by twelve, if there arg.twelve
houses. .

The assumptiéhs.behind,ourfiigures are as follows:

1. The family builds 360 square feet the first vyear,
160 sq. ft. per year for the next four years, then 75
sg. ft/year for the next ten years.. Welhave shown 1n
Appendix 3 that these figures represent a feasible rate
of growth for a young family. Of course, the figurs

are averages. In practice, each house will fallow'a  :

different sequence of-construction.

2. The rents fluctuate in two ways. First, thz rent

L

is calculated on the basis of the total area of the house

at any given moment in 1ts history. The larger the house,

the nmore rent is paid. Second, the rent per squars foot

28

decreases with time. This reflects the fact that the cluster

cannot afford unlimited materials at the beginning of its

life, so the rate p2rx square foot 1s high in the
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and gradually goes down to a figure well below the current
average \later in the life of the cluster. The detailed

explanation of acceptable rents, from existing payments

1s given in Appendix 10.

3. This fluctuating rent schedule, makes it possible
for people to take part, regardless of their income l=zavel,
and makes 1t possible for rich and poor to live together,

in the same cluster. Middle income families will havz rents
like those shown in the table. Poor families can ei=her -
reduce the rate at which they build their houses (as zhcwn

in Appendix 12), or they can be subsidised by public

housing programs, as we have explained in chapter 4.

4, Materials consumed cost about $10 per square foot

of finished constructicn. This includes 10% for com—unal

brilding and improvements.

5. The builder's fees are high in the first year, when
he spends full time with the families, designing and buildi
and then decreasel with time. The explanation of ths builder's

fees is given 1in Appendix 8,

6. There 1s a fixed annual cost for land purchazsa;

and, after the tenth vear, an additional fixed annual cost

for malintenance. (The basis for land purchase 1s giz2n in

——
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Appendix 13).

7. In the first.year of its life, the revenue is

$250Q less than the expenses. To offset this initial

deficit, the house consumes $2500 of seed money created,

and donated to it, by some other cluster.

8. The house pays for this gift, by itself creatilng

seed money and giving it to five other houses, in other,

still newer clusters, during the first fifteen vyears. To

this end, the balance—of revenues minus expenses which

remainﬁ’atifhe end of each year, is set aside for seed

money. When the seed money reaches $2500, a new cluster

gets started and the balance goes back to zero. As wa

see, the cluster starts new clusters in the seventh,

ninth, eleventh, thirteenth and fifteenth vears.

3. The sale of houses does not figure in the
accounts, since we havehdellbgggyggg_set up re-sale concitions

so that they do not interact with the accounts:

whenevar

a house 1s sold, the new owner takes over the payments, just

where they are, and pays the seller - so that there is no

net gain or loss to the cluster (Appendix 14).

10. In its fifteenth vyvear, the cluster becomes

1ndepandeaent.

ey~ e — —
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TABLE OI' ACCOUNTS  (ONE HOUSE)

— s Pt P ege S g mms mi

1GO

Ty e oy - gy W g

e iy e T S s

A

NEW AREA  TOTAL MONTHLY MONTIILY TOTAL MATERIALS BUILDERS LAND TOTAL SET  GROW- NE
(5. £t)  AREA RENT RENT ANN. COSTS FEES & ANN.  ASIDE ING ST,
(sq.ft) (cents) REVENUE MAINT. EXPS. TIOR BAL,
PER SQ.TT. _SEED
MONEY
360 360 60 216 2590 + 3600 1330 160 5090 ——— —
2500 seed
money
160 520 40 208 2500 1600 500 130 2230 270 270
160 680 30 204 2450 1600 500 130 2230 220 490
160 840 25 210 2520 1600 500 130 2230 290 780
1000 20 200 2400 1600 500 130 2230 170 950
75 1075 19 204 2450 750 300 130 1180 1270 2220
75 1150 18 204 2450 750 300 130 1180 1270 990 ¥
75 1225 17 208 2500 750 300 130 1180 1320 2310
75 1300 16 208 2500 750 300 130 1180 1320 1130  *
75 1375 15 206 2480 750 300 330 1380 1100 2230
75 1450 14 203 2440 750 300 330 1380 1060 790
75 1525 13 198 2380 750 300 330 1380 1000 1790
75 1600 12 192 2300 750 300 330 1380 920 210 *
- 1600 11 176 2110 - 300 330 630 1480 1690
-- 1600 10 160 1920 - 200 910 1110 810 —— %

————



New Clusters New Clusters
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eax Generated Thig Yeaxr Generang SQ rar
1 1 1
2
3
4
5
3 1 2
z : 3
10
11 1 4
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13 1 2
14 1 :
15 1 9
16 2
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C. The rate of growth
“—‘—_ﬁ——*__l____

The project which we are Proposing hare,is impor+tant

mainly because it provides an entirely new solution +o the

housing problem. As we shall now see, 1t is perfectly

conceivable that a country which starts a number of

projects
Of this kind,

cany hope to see as much as one—half of itg
entire supply of housing being built by these technigues,

within thirty years - without any further input from the

cconony. In short, we believe that one Oof the most important

features of the grassroots housing process is its very rapid

~growth rate,

. The system, in short,

purely cn

will generate seed money for new clusters i

n 1ts seventh,

ninth, eleventh, thirteenth and fifteenth years.@PSi::e

each new cluster which 1s seeded, itself seeds the other new

clusters which ln turn seed yet other clusters,

the

we mzay plot

growth of clusters as shown in the following tabl

.
— .
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The system has a growth rate of about 16%. By the end

Of thirty years, one cluster will have generated a total

of 70 clusters, and the process will steadily be generating

about 13 new clusters PEer year. By the end of fifty vyears,

the same one cluster will have generated a Cumulative total

of 160Q new clusters, and the process will Steadily be

;generating 210 clusters per year. In short; $30,000

invested as seed money today,

r W& may assune

that a city of this size will need about 7000 new_houses

Per year. We may ask how much this Ccity would have to

invest today, i !

3500 houses, or 300 clusters per year.

10 start a process which will be generating 300 clustars

per year in thirty years,

22 clusters now; in order to start d process which will be

genzrating 300 clusters per yeax

fifty years from neow, it

would bz necessary to start 1=1/2 clusters now.

—

In short, a city of 1,000,000 people can take caro of

e WSS S

“4 -‘.H

s . il

half 1ts annual housing need within 30 years, by 1nvesiinz

Nl oy e e el
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f‘$700p000't0daf'it‘can‘take'careofhalf'its'annual

needs within 50 yearsy/

by‘investinqj$45,000'today.

(*If we ask the same question for whole countries, we

shall see that the required

low. For example:

Investment Needed in Mllllons or

Dollars

Population in 50 years - 30 years

Millions
USA 200 9 140
Peru 12 0.1 1;7
Turkey 35 0.8 12
Sweden 8 o 0.3 5.6
Eaypt 30 0.45 7
India 540 S 77

housing need, and very rough estimates of lacal construction

cost. But 1t is the order of magnitude which is important.

A1l these calculaticns have been made, without refar-

ence to inflation. If we are willing +to inflate rents, at

the same rate that mate

H

1als and labor COS

i w

1nilate,-ne

figures remain essentially the same. However, for rezasons

explained in Appendix 15,

e p—

1t may not be possible to inflats

— =

rents as fast as costs - since 1t may put too great a

burden on the house owners. Lt the rents are inflates at a

M

nousing

1nvestments are still remarxably

35
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lower rate, then it will be necessary to accept a growth

rate of 12%. This is, in the end, largely a matter of

choilce for the cluster projects. It is 1mpossible to make

accurate predictions about the rate of inflation

inflation, in Appendix 15.

d. " The builder

For the first pilot projects, 1n any particular area,

we propose that the Center for Environmental Structure

serve as builder. However, in the long run, if the pProcess

~grows at the rate we predict, it will obviously be necessary

for local builders to take over {he building process. For

tion

this reason, we now(describe the builder's fun and

responsibilities in very general terms (seen

for more detail).

First, in order to guarantee that the builder's interest

in maintaining the healthy environment is in no way influ-

enced by the profit motive, we consider it essential that

every bullder, like the Center for Environmental Structure,

e a non—-profit foundation.

this non-profit framework, the builder's

functions and responsibilities have six par:

CS o

L. Design. The builder will teach the families and

nouseowners to use the pattern lancuaae. Since 1t 1is
ng

- - —— - - e - Ja -
1. Ll;.ﬁ-’_Lc.l;.::_:ﬂ L,(_ll

to the project proposal, that the farilies be
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able to design their own houses, and the public land between

them, well, and since - as far as we know - the pattern

language 1s the only viable technique so far developed, which

enables users to perform these functions adequately 1t
1s essential, that the builder know this technique,-and be

able tec insiruct and help the users, in its practice. In

some respects, this is the builder's central function (see

Appendix 7 for past experience).

2. Construction.

The builder takes responsibility

ror the purchase of materials, the permission to build

supervision of construction and organisation of labor.

He will also provide, and supervise, the labor which the house-

owners need, at a price equal to, or lower than, the current

market price of comparable labor.

He 1s, in short, pro-

viding the services usually provided by the general contractor's

foreman. In addition, he will train users to build +heir

own houses, wherever rant to do so.
3. Management., Since the twelve families in a cluster

will, togethe

r, make many decisions about their common land

-

they are acting like a local government in microcosm. This

function

}.J.

s perrfectly natural, and must in any case, come
from energires and efforts of the people themselves. However

'
the group processes wnich are needed, both for reaching

for encouraging distinctions, are unfamiliar

OnNes this particular moment in history. The builder will

IW'UQ(/lﬂCU processes to becone £

Cruitiul; and to this extent

- A g e
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w1ll function as a Manager, whose task it is to ensure

smooth and cooperative decision making by the

group of
families.

4..  Diagnosis. The process described here requires not
only that construction of houses, public buildings and public

land be gradual (i.e

- Spread out over at least five years

and repair, in later years, so that the environment can be

1mproved constantly, and modified, according to people’s

exparience of how it works for them.

This process requires
conti

1nual diagnosis of the exlsting space - indoor, and

- sO that all new construction, however modest,

will always repair the defects revealed by the dlagnosis,
and wi1ll therefore ensure the gradua

1l lmprovement of the
environment,

This does not correspond to any exlisting service. It

1s perhaps analogous to medicine. It is as 1f the builder

takes responsibility for the ongoing health of this small

e environment, and takes, or recommends, the steps

~ . Y 1- '~
vl to think of

the buillder as a kind of family doctor os

(1)

Or perhaps like a :

R

corester who tends his

<rees, and maintains their health — not wanting to influence
thom 1n any particular way - but always checking their
health, and Proposing thogse

GCeominlinum actions which must boe

e e
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taken to maintain its health, and to cure its sicknesses.

>. Legal. The builder is responsible for creating the
non-profit corporation which will become the cluster. From
his position, on the Board of Directors of the cluster, he
will then administer the charter and the by-laws of the
cluster (see also Appendix 2).

6. Financing. The builder is responsible for tha flow

of money: he takes in monthly rents, buys materials,

makes paymenté for the land, etc. The slower, more highly
differentiated flow of money in the cluster housing process
1s a vital part of the processes needed to'méke the environ-
ment whole and healthy, and Ats care and supervision nust,

F—

for this reason, be part of the builder's task.

In addition, he 1s responsible for channeling seed money

Irom cluster to cluster. It is an essential part of his

()
(i
-
O
-
N
E—
0
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Tun

ne provide the guarantees that the excess

profits generated by a cluster, will in fact be spant on

seed money for othexr clusters. He is able to provide th

o

S

Ol

}-J

guarantee, because hils own corporation, and the corvorat

of the cluster, are both non-profit corporations, znd are

therefore constrained by law to spend their excess nrosit

on grants to other non-profit foundations. Both &
and the houscowners, can be certain, therefore, that the
roney which they generate will actually help other fanilies,
in other places, set up similar non-profit housing corsoration

for themsel

LW S T
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Overview of these six services.

S1x services, 1n a single profession, .is unknown today. But

we have come to the conclusion that it is impossible to

guarantee the health and wholeness of a housing project

without providing all six services, within a single frame-
work, in thehway we have described.

In the mid-twentieth century, we have come to assume that
the person in-sociéty who 1s most concerned with the well-
being and health of housing projects is the architect.

And 1t 1s true that the human ideals, which are represented

1n the grassroots housing process, are the ideals which
architects stand for.

But, we have been forced, by analysis of the circum-
stances surrounding the present préctice of architecture,
to the conclusion that there is no way whatsoever, that an

architect, practicing within the confines of today's

professional practice, can guarantee the health of the

CeNVvViron

3

ent - since it depends too heavily on factors out-

sicde his control - 1.e., the flow of money,

the process of

construction, the design by users, and the local control o:

1

pubiic land by users.

_ e . - : . .
In short, any one wno seeks the human ideals which archi-

cects have sought in the past will do well to recognise

tnhat thez task of architecture can only be made practical and

>, 1f 1t 1ncludes the six services which we have

aocrined to the builder.

The combination of these

S g T pa—— i -
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« We have been able to demonstrate that a builder can

perform these functions,

at a normal salary rate, ancd can

be paid for them, in the amounts that they are necessary,

by the flow of money which we have.described within -the

cluster (see Appendix 8).

It 1s clear, from the foregoing description, that the
"builder" as we describe him here, is an entirely new kind

of professional, not known at present. If the grassrcots

housing process grows at the rate described in the last
section, it will be necessary to have a very large number

of builders in the world, within a fairly short space of

&=

time. We therefore finish this section with a brief nmention

of the process by which new builders can be trained.

It depends, simply, on a process of apprenticeshin. Ve

proposa that every cluster will have at least two apprentice

builders, helping the builder, and learning from their

experience (see Appendix 9 foxr details). We estimate that

three vears of this apprenticeship will be enough to qualify
a person as a pbuilder. This will generate new builders at

a rate faster than the growth rate of clusters, and thereiore

F

fast enough to staff new building projects.

The apprentice

‘-..-'.h--L LS T S

also help to reduce the costs.

e. The sponsor.

The symbilotic process 1n which bulilder and cluster

1.
STte _O~—

1-'1 e Bl -' : il - "" -
gether create housing, requlres

el

- . . - Mml. - —~ g, — v
a Sponsor. ‘ne sponscxr nz

be a local government, a state government, a public houzis
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may vary 1n different situations. Under

authority; an i1nstitu

t1on like a university or a hospital:

an 1ndustry; a foundation or other non-profit corporation:

Oor an aa—hoc citlzens group.

The sponsor has two functions;

for initial seed money, for the very first cluster in any

one seguence of clusters; and to provide land for new

clusters.

These two functions work quite differently.

L. Cash. Any one sponsor need only provide a cash lump

sum of $30,000 once, to create seed money for one initial

cluster. After that, that sponsor may benefit from ths

self-seeding nature of the housing process, to get as many

housing clusters as the rate of growth will generate, =zs

often as he 1s willing to provide land.

2. Land. The sponsor 1s not required to donate land.

—

tHlowever, 10X

the housing process to work, the sponsor nust

be willing to provide

rovide about one acre for every cluster,

to put this land in trust for fifteen years, with the know-

ledge that after fifteen years, it will be paid for by the

cluster, and then turned over to the cluster, with the

0
-
()
(i
(U
3
(1
(D
(D

'O

rovided by the cluster's charter, that the

ﬁ
NG

cannot ever b2 bought or sold :

“or speculation.

(0
O

rice which is paid by the cluster, to the

SpPCnsoxr,

sponsors may pe willing to donate the land frec 1 cl

onc~ the cluster has provaed 1tself. 1In other situaticns, w

T

to provide the cash needad
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the sponsor will be willing to accept a delayed pay-

ment, of the original purchase price, without interest. 1In

other situations, cluster could pay for the land in full,

with interest, over fifteen years (Appendix 13). Of course,

the more the land costs, the slower the consequent growth

rate of the clusters. A sponsor who hopes to see a var

rapid growth rate, will probably try to keep the price of

the land as low as possible.

Finally, we discuss the sponsor's exit from the housing

process. Few sponsors will need to stay in this housing

procass indefinitely. Suppose, for example, that a uvniversity

sponsors a cluster for student housing. Even if they have

vnlimited land resources, they will not need more than a

fewr thousand houses, even i1n the long run. At that

stage,

it would be possible to stop generating seed money

fo

1"5

other clusters. However, 1n the interests of world housing,

'we(brOPOse, instead, that the seed money may in this case,

s | ) " = . . ? L "
be used in other areas, outside the original sponsors interest

or Jjurisdiction.

Tn sheort, the buildexr will agree to go on using the

secd money generated by the self-seeding growth of cl

'I":.-l"-\ "'rr'ﬁl--i'_"k

to ¢go on providing land. When the sponsor Ls unwilling cr

—_
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unable to provide anylimore land, the burlder will than has
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v right Lo use the lelt—over secd mone;
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GRASSROOTS HOUSING AS AN ALTERNATIVE TO PUBLIC HOUSTNG

-L--uw-.ib.-...*.l'\._?

Throughout our discussion,we have made it plain

:34
(D

that t

grassroots housing process can replace - and perhaps should

replace ~- most of the conventional forms of

housing: pri-

———

vate ownership, rental, cooperative housing, institutional .

housing. We believe, in short, that any group of pecnle in

=

societg/'will be better off i1f they get their houses by

the

grassroots housing process, than by any other process - bscause

the process makes houses that are better adapted to rzop.e’

needs, more beautiful and cheaper, than any other ki

‘.]J

o=
housing.

We have not, so far, salid much about public nousin

Yet, obviously, every public housing program faces thz szmne

D.;
H'.t

“ficulties as any other kind of housing, as far as monzv

and materials are concerned. A public housing authority
has a certain annual budgeit - so many thousands, or millicns

7

of dollars per year. Within this budget, they want tc house

b

as many rfamlilies as they can; and to give them housing cf as

nich a quaiity as they can. Since they have to build the

novsing, they are faced with just the same financial —roklems
as all other house builders The

i S &y — - - e — -r--w.- o~ T
COST O Ioney preyventT S GIEN

ng as many houses as they would like to

— =Y e~ hEalle

thoir budget 1is eaten up by interest on the mortgages thav

taxo oult from the banks. And the hmusw g they provice

l

el by normal burlding techniques, 1s usually

: CVen Toro

W

- T



¢t O

sterile and monotonous than other kinds oif housing.

We shall now show that the bootstrap housing proczsss can

help public housing authorities to provide better housing,

and house three times as many families per dollar, as they

can with present methods of financing and construction We

taxe the(économics first: and then show the additicna

advantages which grassroots housing has, both for the

public housing authorities, and for the families thev

Serve.

1. Economic advantages. Let us begin by describing

the economics of a typical public housing program. Let

us consider, for the sake of example, a housing procram

intended to help families with an annual income of $3300.

b

These families are able to pay one

~-quarter of thelr Zncome

for housing - namely, $900 per year, or $75 per monti.

A typical public housing program will provide such &

— s - - - . . L U —
family with an apartment of 1200 b

1 squarc feet. At pravailing

mortgage rates this apartment will actually cost the housing

authority $180 per month 1n mortgage paymen

L~ by
...-L-i-._}r -

vears. Since the family can contribute §7

actual cost to the housing authox lLY of $105 per

“hirty years (not including extra subsidies for taxss insurance,
-nd <o on which arce not included inour: analysis).
- hen . unae - P C Taeal
In sunmnary _then, undor tvoic al condliiions todav. a 1loc’

L e —
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covernment or public housing agoncy can nouse one Tonriv, D
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-

Iym;:ww 3105 pexr nonth. ~ for

S ——

thirty years. At the

e

- — 5 1
na Or T—nac

e

family still does not oOwn thelir own house,

rherefore still a public liabilit

ror the sake of comparison, let us now imagine that

‘government decides TO invest this same $105 per month, IOX
thl“Ly vears, 1in the grassroots housing process.

We introduce a modified form of the grassroots process

in which the cluster grows for 10 years only — not Iiftesn

i

at a slightly slower rate, and with rents which wcxkX out

at exactly $180 per mon

th, throughout the ten-year

(Again, based on the assumption that the family pays $7

per month, and get a subsidy of $105). The figﬁres are

nresented, 1n <ketch form, in the table on the £

page.
(TABLE A)
(fSince the houses reach the full 1200 square L by the
end of ten years, and the cluster can be completely pa:

LeS
will own their own houwses wihel they get througn ans will

: -V ! - SN N = 3~
rhorofore no 1(3;'1.";'@1 e a ll@i"‘*l]i LY to tUh OUDLLC [0 ao .
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vyear _Area of HouU
1 300
2 450
3 600
- 720
> 900
© 950
/ 1000
S 1060
> 1125

10 1200

TABLE A

 SUBSIDY
S105

I
A ——— e o - ey - e B

I —— ——— o



le present the contrast in 1its most dramatic :

table:

Families housed

State after 30 yrs

49
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2. Political Advantages. Housing is usually a

political nightmare. The government 1s held responsible

for one of man's most basic needs, spends large sums to

satisfy that need, and not only fails to do so, but leaves

behind expensive, permanent, highly visible monuments to

its failure. A government neither desires nor is able to
control the details of people's environments 1n the way

that it must when it plans and builds a large housing pro-

ject and f£ills it with people. 1In such a case, peoole Zeel

dehumnanized and alienated, and they blame the govermment

for treating them as mere nun

bers; yet it is obligel to do

so by the nature of currentc architectural practices.

(D

ey -
e e

By adopting the process proposed here, each difer

scale of environmental decisions 1s controlled by tne group
whose personal interests are most related to that scale.
The ind

ividual designs and builds his house, the cluster

deals with{its lccal environment, the builder guide

S arrange-

ments between clusters, and the sponsor (or governmant)

srovides land and initial financing. People have ¢cod

houens to live in which they own and control, but tha covarn-

ment is still in a position to carry cwH:]xﬁm;~range;;;lafn;?::
and protect the people from the cxcesses ol Privat2 soaecu-
lation and proiic.

" oticgma will no longor be attached to public ~ousingg

50
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3. Social Advantages. In a self-built housing cluster

"-.--..--.-’

the physical environment and the financial structure will
Lhoth reinforce a sense of neighborhood identity, pricde and
stability. People will be motivated to stay in one place
longer and be more actively concerned with the quality o=
their surroundings. The result will be a qoherent and
responsible community that 1s not possible under the presenc
open-market system of housing construction.

Since the same house-building method is equally sultable

oy a widekrange of i1ncome groups, and the land 1s protected

from speculation by government ownership, the cost o houses
will no longer divide citiecs into separxate gquarters IOoXr

different classes based on income. Evervone will be ab:le

LW

+o own his house. Differences in rents will be the result

“ot of an arbitrary formula, as in present public housing,
but on each individual's Iree choice of the slze and race

of growth of hils own house.

4 advantages in the fight against po

e o B A

most striking of all, is the effect of grassroots housing

\

on the problem of poverty. Let us first remaxrk that public
housing, although intended to help people who arxe podx,
- . — -:J

-1 L | . n ~ - ) L _ 1. . T _ . 1. e . . .
usually QOEE;IMDLQLJQI.Luﬂihﬂmamcdl.LJJ-QndnﬁEzaJuer DoV2rTY .

Thev cobt a subsidy, which helps to houce them. But atier

i,

twenty or thirty years of this condition, they are still

€. OO,
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In a grassroots housing cluster, the situation 1s qguite

different. The government pays this subsidy for ten years,

and Ly that time the house is paid for. (The families no

longer have to face the burden of a monthly rent at all,

and thereby effectively increase their lncome.,

In short,

this kind of subsid%/'is a temporary kind of help, given

by the government to needy families, which actually helps

these families escs

pe Irom the poverty syndrome. T+
brings the family to a position of dignity, and reduces the

tax payer's burden. The difference is startling.

If public housing agencies invest lr &

jrassroots housing process, then for the first time, "public

housing" will be substantially superior to "private

nouvsing"; it will be less expensive,

b--i'
(D
-

autiful and more fully adapted t

housing on the present market. Instead of spending millions

on living quarters that ncbody wants anyway, the government

w1ll be responsible |

for a housing program which is better

in every way tha

n what 1s presently available on

tne open
mar}‘:Et >
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of mass housing, and mak
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5: AFTERYJORD

In summary, the overall importance of the grassroots
housing proces%/rlies in the fact that it can solve, or
help to solve, "the housing problem", because it can

change all three facets of the housing problem simultanecusly.

First, it can help to solve the housing shortage. It

has i1nherent self-susts

ining growth, which will double

. Unlike most public
housing projects, its scale is not crucial +o its SUCCass;

1t will spread of its own accord, without additiocnal capital

inputs; and it can be adapted to all parts of the world, and

4-

CO people of every economic class.

Second, 1t gets away entirely from the repressive ugliness

are beautiful, and well adapted to their inhabitants.
Third, it brings the cost of houses down to almost on2owm

. - 2 L _ 3 .
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how 1t 1s that this process actually manages to solve the

housing problem when we look beneath the surface of *+he

arithmetic.

Recognise first of all, that the very astonlishing growth

4

shown in this project,is in fact a phenomenon which is +he

normal backbone of economic development. The only reason

1t 1s so unfamiliar in the form outlined in this proPosai/f

1s th

)

t 1t 1s usually creamed off by the banks. Every month

americans spend about six billion dollars ($6,000,000,000)

on rent and mortgage payments for housing. Since even the

p—

rents are, for the landlord, most often mortgage(§ayments,

TwWwo=-thlrds of all this money goes to the banks in the form

of i1nterest. Thls means that of the six billion which pcople

spend every month, only $2,000,000,000 goes into the land:

$4,000,000,000 of it goes straight'into the pocket of the

the pbanks. If you stop and think about the incredible

econonic growth which has taken place in this countrx/’over

the last huncred years, and the vast riches which have been

tevaeloping herwe, you reccgnise, 1indeed already know, intui-

S T e 1 i 1 - 1. - - - ’
_ively, that the paychecks of people coming home fr

-
N J_ 1.

NP P
Om‘ E‘IO da d -

. ilmagince

cimply thalt the whole six billion dollars which peopnle spend

on housirg every montn goes into the land, and into the

nrrthrignt of the people wno made the money. That 1ic
sentrally/ what this pronoaal does. It channels money in
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suchh a way, that ali the money people spend on housing, actu-

ally goes into the land - not just a part of it. In SOoX L,

the vast, well-nigh explosive economic growth which hzs

created such untold riches in this country, is beij

1 re-

channeled so that 1t benefits the land and the peonle who :live

on it, instead of simply lining the pockets of the banks.
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