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fi1itness for human babltations

1.1
not reasonably guitable for occupation by individuals or
households
defective ®
« 1
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OBLIGATION FOR MAINTENANCE AND REPAIR OF HOUSIS,
_ivil Law (Par. 1587 etc.)
tach landlord is obliged to maintain the house let out on lez e 1
ood condition. He must have all necesszry rerairs done durln. the

vern of lease, excevl small reoeirs and with the excention of
repalre Whieh the tenant is obliged t: 4o himself zocordins to “She

contract of tenancy. Is thore no such stipulation in the contr:  t
of tenacy, then the local usage decides which small repeirs are .
lor wThe accowlt o- tle tenant. The tensznt can demand &t the Givil
Uourt the fulfilment of such obligation, but usually he prefers the
nethod offered by the Public Law.
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s 'ie la
fhe ~uanieipality can order the landlord, when requested ty the tenasnt
or Ly the Competent government or ex officio, to undertake necessery

iorations or to carry out works of maintenance and repsirs accordine
b Housing Act (par. 18 to 24a.)
woulc the landlord not comply with wuch an order, tie municipality
can undertaie herself the necessary works ior the account of the
perty concerned, according to the Housing Act as well. This is ca led
"folice coercion" (ver. 70).
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S o Nov. B, 1966 N

Tos Ruth Eice, Dahlia Eadury
Froms Irwin Mussen

EOTES ON NEICHBORHOOD CONSERVATION AND HOUSING REHABILITATION LOAliS==follow=up to meoting
of Ootober 23, 19656.

I Conservation as part of Urban Renewal—

Singe mrdan blight and elums are the resultants of the interplay of complex social,
cultural, economic and physical phenomena; snd pince there are great limitations in
financea, knovledge, and other resources with which to combat all of the interrelated
forces which cause slums; it is especially important to focus attention on those actiona
vhich will be critical enough to provent mlums from growing or reverse the process. Thess
Critical Actions must be applied in the Critical Plafces at the Critical Times.

One set of required Critical Actions involves neighborhood conservation end property
saintenance. Many of ths neighborhoods in the commmities of Imrasl are at the borderline
point where proper attention must bo paid to them if they ars not to become po deteriorated
that living conditions becdme demoraliming end ths only possible solution becomes the ()
expensive glearance and rebuilding of the area,

The Critical Places for conssrvation actions are neighborhoods in whichs a) the present
uses are appropriats, b) the planning and layout is satisfactory,and ¢) the structures
are econcmically feasible to rehabilitate and maintain,

The Critical Time for action im when the neighborhoods are beginning to show eigne of
vear end neglect, and before the structures are too ssverly dilapidated.

II Relation of Rehabilitation Loans to coneervation—
One important finsnoial tool needed to mssure neighborhood conservation and proper

tenance of the housing ntock is a low=interest, long=term, easily available
Loan Program for rehabilitation end repair of private reaidential property. Such a
loan Program must be forzulated so that it is attraoctivo and economically feaslble to
the parties respomsible for property maintenanco (4.e: perhaps some distribution of
costs bctugun proporty ovmers and tenents; though in usval practice only ovmers receive
guoch loans).

L

If a government-subaidized loan program ia to ba used to full advantage it should
bs geared to achieving a numbsr of goals which are in the public interest. Asong these
goale might bdey

1) Conmexving and improving neighborhoods, am mentioned above.

2) Inproving housing standars within individual structures,

3) Providing employment for %orkers and oontractors in the building industry, and

for publio inapactors.

The eecond and third goals might well be fulfilled under any program which works to the
extent that loans ars Fdd44// applied for and granted, and work is carried cut. On the
other hand, ths first goal--neighborhood conservation—requires a strategy geared to
acticn on a building-by-bullding basis in distinet neighborhoods, It 48 well demonstrated
that ecattoered improved structures donot often have an effect on neighborhood quality. And
acattered voluntary improvements are least likely to ocour where they are most nmeeded. The
eoonomice of urban blight work to discourage rehabilitation within a deteriorating
neighborhood. FProperty ownera are not likely to voluntaily assume the financial burden
of ismproving or maintaining a property surrounded by blighted neighbora. :
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In Ierael success™1 neighborhood conservation will probably requiret
1)Rebabilitution doens (pochitive incentives) mads under terms which are
within the alility of lo-neca to repay. (Formularization of terms requires
inowledge of the relative abilitp-to-pay and legal obligations of owners and
tenenta; and zay have to involve adjustosnts in rent-control levels). Priority
for grarting loana should te given Por properties in programaed Conservation
Lreas,

E}Cumpulmxw Repatf (negative inc sativea) based on building~by=-building inspections
and enfdrcement proceedures btased on codes to ascure that all struotures in a
giver noighborhood are breught up to mintoum standards.

3)Direct public neighborhood improvesent actiona (quid pro qua). best effests
have been achisved whers pcme public improvements—such as road paving—or
increcdnoreased publio services—auch as etreet cleaning—have been incorporated
83 part of the conservation program--thus convincing private owners and tenents
that the public mector im merious and wililag to do ite share.

Selection of the Conservation Areag——in Critical I'Jaces and at the Critical Tin—n!wul‘
be made with the cooperation of: a)the local town plannern,and b) formal or informal
organigaticns in the eubject neightorhoods, if such erist.

III Criteria for Loan Eliibility—

The criteria for granting loens,end the iteus alilible for inclusion in the loan,
ehould be related to—though not neceesarily identical with—the Housing (or Property
Maintenance) Code requirements that must be fornulated ister if a compulsory repair
program is to be instituted. as for as possible these loan and code oriteria should be
in the form of Performance Standard Guldelines rather than Detailed “pegifications.
(e.gt wator nipes should be iudged for their proven ability to last a given time period
end earry the nesded amoumt of water, rather then specifiied as to exact materials,

Biiifid size or pauge.)

The performance objectives misht be as followsi
1)Bliminate hazards and dlighting conditions from the structurs.
2)Bring the property back to the performance level and appearance at which it
was originally constructed. .
3)Extend the 1ife of the structure 20 to 30 years.
4)Improve the oroperty to present day minimum housing standards (eee below)
5)Conserve or imporve the neighborhood

Deoisions regarding which items should be included in any loan (or any enforcement order)
should consider the minimum permissible as well as the maxiwum permigeible standards.
Loans ehonld not be granted for repairs which are too minor to bring the building up

to minimm pe:formance, as based on the above obfectives. Neither should publicdy
subsidiced loans be granted for items which would be considered "betterments® or
luxuries, (The distinction here ehould aliow flexibility however. ltems which might be

e betterment in one instance might qualify as a necessary improveueut #nder different
ciroumstances. E.G: the building of an adiitional room mignt usually be conaidered an
ineligible betterment, but where a small unit is overcrowded adding wore space may be

an essential “"slum-preventive". liere again it is the expected performance which diotates
the deoision.) Limitatione chould also be set to praveat rehabilitation leans from being
used for buildings thet will should soon te derolished,

Among items which might be included are: structure—foundations, supports, walls, floors,
#1é ceilings, roofs; suface finishes—paint, plaster, ahi: les, sidiug,etof/dilkd//~
exterior and interior; walks and paving; planting of yn.rdn??h halle; stairs; entesf and

-
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3
egresa; ventilation; light and air; room apmce (7); El;mlhing: electricity; Heating (7);

vermin fid oroofing; sanitation and general ogleanlinesai garhage disposal;
oto.

Only when it 18 abeolutely necess should the rules differentiate between mr-muupiﬂ
and rented dwelling and between differont types of etrustures—single faaily detached
houses, two-fanily houses, row houses, condominium apartments, rented apartments, eto.

IV Adeinistration—
Systems for edministration must be carofully organized. This paper will not deal with
dotailed orsanisational recomendstions.. Lowsver, eomo items ghould be mentioned.

In the case of loan approval there nmust e a plan-checking functionary to pes that
minimme and paximume are not exceeded in the loan applications and to sos that

monegy requests ars within reasen. An inspeotion function will also be roguired
to eoc that work is emtimfactorily carried out.

In the case of compulsory inspecticn as part of neighborhood conesrvaticn, inspections
end reports on each struoture will normally preceed loan applications. . .

It will also be helpful to set up an Appeals Office or Board to which a citizen cen
turn if he feels unjuotly treated by the inspector. This device almo introcduces an
elonont of flexibility which will be helpful in epecial cases or unique situations.

But whatever be the edministrative proceedures initially agreed upon for loans or for
code enforcement, the whole eystem should be subject to frequent review, especially at
ite early stages. Eventually ways must be found to broaden the approach to include
non~residentiel properties, to uee the loan and enforcemént programs in combination
with other rerwal technigues, and to gemerally coordinate thess mpecial progTams with
all other efforts to improve the urbesn condition.
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