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Foreword To All Volumes

HE general purpose of this three-part work is to
deal with one of the fundamental features of hu-
man existence, housing or shelter. The subject
offers a rich field for investigation, and the eco-
nomic and social questions involved press urgently,
in one form or another, upon society and upon the individual.

For more years than I like to contemplate it has seemed to
me that the means of providing homes in modern America and
elsewhere have been strangely out of date. The provision of food
and clothing has been organized, increased, and facilitated to
an extraordinary degree, and the same is true of the more com-
plex needs of heat, light, transportation, luxuries, recreation,
information. Why is the house which one builds for his family
to live in for a generation, why is the house almost outside the
influence of modern mass production methods? Should it be
brought within their scope? If so, how? Such questions have
been surging within me now for at least eight or ten years and
these volumes contain my effort to answer them.

The method of attack necessitates first, in Volume I, a review
of the evolution of the home and the social and economic forces
which have influenced its development; then in Volume II an
analysis of current housing conditions and trends and compari-
sons with the methods of other industries. Thus we should be
able to find out what is the matter with housing and wherein it
lags behind in the march of civilization. Finally, a solution of
such problems will be offered in the third volume in the form of
a rationalization of the housing industry, thus harmonizing the
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means by which our homes are provided with those mostly used
in supplying the other major needs.

This rather large task, I am frank to say, I have approached
with the distinct preconceived idea that the chief factor of
the modern housing problem is physical structure. A new con-
ception of the structure of our modern houses is needed, better
adapted not only to the social conditions of our day but also to
modern means of production: factories, machinery, technology,
and research. Other industries have made use of such forces to a
far greater extent than the building industry has done. The
peculiar and complex nature of the building industry has thus
far thwarted basic improvement in methods of house construc-
tion; but rationalization of it with respect to the other indus-
tries is imminent in all countries where, in varying degrees,
mass production prevails.

Mass productive methods have come to stay, because they
are simply the further development of the division of labor. It
seems to be a law of life that function or labor is divided and
subdivided, specialized and further specialized, infinitely and
forever. Further extensions of mass production into both old
and new fields may be confidently predicted. A study of housing
as one of the chief factors in the “ cost of living * in comparison
with all other factors quite clearly indicates its backwardness
compared with those other things which our present-day life
demands. To bring it into harmony with the others is primarily
an engineering problem which has gradually developed in char-
acter and importance during the last century and particularly
in the last decade. It has not been adequately dealt with, prob-
ably because of its very complex and diverse character; it is
easily seen in its generalities but hard to grasp in its details.

The solution is obviously through rationalization because the
present methods of house production are old and out of har-
mony with methods used in other industries. The factors in-
volved are by no means wholly structural or industrial; but
social custom, living standards, public welfare, property,
finance, esthetics, and still other factors must be balanced.
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But balance among these factors can not be established until
the housing structure, which is the basis of the whole problem,
has been rationalized. The existing house structure was mostly
developed before the industrial age, and grew out of the ma-
terials and methods and social standards of earlier centuries.
The structure is physically sound but not well adapted to recent
technical advances in materials and applied mechanics. Its
elements are not well suited to manufacture by mass produc-
tion or to ready field erection. It is not adapted to large-scale
credit financing at low cost. Furthermore, it is very ill-fitted
to include the accessories which, in these days, make the home.
We are clearly putting new wine into old bottles when we im-
plant modern heating, lighting, and plumbing into the house
structure and architecture of two centuries ago. Finally, from
the esthetic viewpoint it does not adequately express the spirit
of the present era or utilize the wealth of adornment available
through new materials, colors, and textures.

The whole world today is experiencing an evolutionary mal-
adjustment far more significant than any unbalance between
industries. Productive means have far outstripped control
means and distributive means. Potential production, including
transport, is sufficient to supply the necessaries of life in abun-
dant quantity to every man, woman, and child throughout the
world. But our economic and political control methods are
out of date and full of flaws. Millions are pinched and even
starving in the midst of plenty. But the time is nearly here,
and the forces are working toward it, when improved tech-
nology of control and distribution will tend to harmonize and
balance with our technology of production. The great commu-
nistic experiment of the Soviets, the autocracy of Mussolini, the
spiritual democracy of Gandhi, the flounderings of all en-
trenched political and economic forces, including those of the
United States, the philosophy and suggestions of the scientists,
including * Technocracy,” are all valuable contributions to this
end. Rationalization between world production and distribu-
tion through which we shall make better use of our recent great
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advances in productive technique for the general public good
is clearly on the horizon. The present depression is drawing it
towards us. But its approach will not stop the continued play
of evolutionary forces in the field of production in general and
housing in particular. In fact, improved technique of control
between methods of production and distribution can hardly
occur until the existing maladjustment between the building
industry and our other great industries has been annulled.

It is a very far cry from the time when primitive man first
used the protecting shelter of a tree or a cave down to present-
day complex life and the home which it demands. Yet during
this period of a half million or million years man and his home
have been evolving under exactly the same natural forces as
exist today, and we can draw a picture of the evolution of his
home and some of the influences which have brought it to the
present point. We can note the interplay through the ages of
man’s physical, mental, and spiritual urges. The interplay of
these forces has tended always, though in waves, toward further
and further specialization in supplying man’s wants and crav-
ings. Increasing technique has meant increased knowledge, more
knowledge has furthered man’s higher aims, and so in continu-
ous subdivision of man’s work the human race has progressed.
The home, one of man’s primary needs, has helped to conserve
and pass down to subsequent generations and ages his mental
accomplishments; and within the home man’s vague super-
human sense, the spirit, has evolved, ever urging onward and
upward. No inquiry could be more interesting, more illuminat-
ing, more profound or more far reaching, more significant or
more pertinent to present needs, than a study of the houses of
mankind.

ArLBERT FARWELL BEMIS



Preface to Volume I1

OLUME I dealt extensively with the development

of man’s abode and the interrelations between it

and his social and spiritual life. That review was

intended to form the background for the serious

study of the economic and physical actualities of
the American home of today. This volume brings us face to face
with these actualities. It makes no attempt to evaluate purely
social factors, but this must not be construed to mean that it
fails to recognize their importance.

In the Foreword to All Volumes, the statement is made that
the chief factor of the modern housing problem is physical
structure. This has been criticized as failing to recognize the
importance of social aspects, as failing to take any account of
group housing — in fact, as indicating a bias which vitiated
the conclusions of the work. This second volume, however,
should go far to make clear what was meant. Whatever may be
its social values, housing requires work, it costs money; the
economic element is vital to its character, and social achieve-
ments in housing cannot be made without cost, whether the
housing be individual or communal in type. At the present
time housing costs too much, compared with other things. Its
economic aspect is therefore dominant.

Definitions are often troublesome in a work of this sort.
The words * house ” and * housing * are used indiscriminately
by many writers. In this book ¢ house ” is used to mean any
building sheltering one or more families in permanent resi-
dence, be it a cottage, a two-family structure, or a multi-
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family apartment; “ housing * is used in its collective sense
synonymously with ¢ shelter * to define the conglomerate house
of the group or nation. Other words, too, are perplexing, on
account of the changes that occur in their meanings. “ Capi-
talism >’ necessarily exists in some degree in every social order,
and the basic meaning of the word does not justify its increas-
ingly popular use to define an individualistic economy. I have
used this and other words in their perverted sense with the
greatest reluctance. Here and there, to make my meaning clear,
I have essayed by other words to fortify and clarify the basic
meaning; but always to do so would encumber the flow of
thought, and I have usually deferred to common parlance.

By studying housing conditions in all their economic phases,
we may see what aspects of the home-providing process are out
of balance and need bringing up to date. We commence with a
section setting forth the importance of housing relative to other
economic factors; the product of the industry, chiefly in the
United States, 1s then defined ; and finally we show that the cost
of that product is entirely too high.

The second and longest section of the book examines the
reasons for this high cost. It rehearses the often-told story of
the disabilities in the building industry, describes its organiza-
tion, and compares its efficiency with that of others. It then
examines in greater detail the four cost factors which seem
most to need detailed analysis.

The final section gives attention to some of the governmental
efforts which have been made to improve minimum housing in
quality and cost. It concludes with a suggested solution by
other means. In view of the intense demand for government
participation in the expense of housing, we present a careful
study of the results of this participation in nations where it
has been carried out on a large scale. From this study he who
runs may read that it is not a fitting solution of the problem
of cost, however desirable, indeed essential, governmental con-
trol of city planning and building regulations may be. The
soundest way out is clearly through reduction of the cost of
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the product by normal means. The last chapter, on rationaliza-
tion, points the way, a way which will be enlarged upon in the
final volume of this series.

The importance of the home as an economic factor has re-
ceived relatively slight attention. In making an economic study
like this, one constantly encounters a blank wall of inadequate
statistics — at once scanty, inaccurate, and poorly suited for
comparison. Numerous things of far less value than housing
have been made the subject of endless analysis, study, discus-
sion, statistical review, and research. Effort and expense galore
have been devoted to the investigation of manufactures, ma-
chinery, railways, bridges, canals, mines, churches, motor-cars,
sheep, yes, and even radishes and popcorn. But on the subject
of housing, as will be apparent to the reader, information is
equally scarce and sporadic whether in government or private
files. At almost every point independent investigation has been
required. And obviously the present disturbed economic con-
dition throughout the world adds greatly to the difficulty of
analyzing data and drawing conclusions therefrom. Where
comparisons have been made between different periods and dif-
ferent countries, allowance has been attempted for abnormal
differences of currency values.

At my request and under my direction, Luther Conant has
for five years worked at the collection of data on nearly every
aspect of present-day housing. His findings in the form of text,
tables, charts, and footnotes are here combined with my conclu-
sions from and views of those findings. The reader who is inter-
ested to pursue such economic data will find additional mate-
rial in the appendices and the bibliography. A few of the charts,
though based on all available data, are somewhat conjectural
and marked accordingly. By this use of conjecture certain
trends and relationships are made more clear.

The excellent charts and graphs are by John W. Germond.
Numerous government and private research bureaus, trade as-
sociations, and journals, as well as private individuals, have
been most generous in responding to requests for information.
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A list of these will be found at the end of the volume, and to
each I tender my sincere appreciation of their aid. I am much
indebted to Marjorie True Gregg for her aid in editing the
manuscript, and to John Burchard, 2nd, for assistance in its
preparation for publication.

A1serT FARWELL BrEMIS

Bosrox, Mass.
May, 1934.
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THE EVOLVING HOUSE

The Economics of Shelter






CHAPTER 1

The Economic Importance of Housing

EFORE embarking on an analysis of housing as a

factor in the economic life of the family and the na-

tion, it is desirable to restate several definitions and

concepts fundamental to economics. The word “ eco-

nomics ” itself, with happy appropriateness, comes
from the Greek dikonomikds, a composite of two words, the
original meaning of which was “ home management.” From
such a simple beginning, economics has grown to its present
great and complex significance. It can with difficulty be briefly
defined, but may be said to be the science of wealth; agricul-
ture, commerce, industry, finance, building, mining, fisheries,
transport, the trades, even the means of living, are all included
in its scope.

The word “ wealth ” derives from the Anglo-Saxon weola,
meaning “ weal, prosperity, well-being, happiness, joy.” From
such a delightful origin, wealth has come to include the objects
which are the cause of happiness, and hence material things —
the ownership and distribution of which only too often create
the converse of happiness.

In its modern, technical meaning, wealth is chiefly the result
or product of work, and may be classified as permanent or capi-
tal goods and temporary or consumable goods. Of the former,
some are the direct gift of nature, requiring the labor of man;
such as crude natural resources. The chief capital assets of all
primitive countries and of most of the more advanced ones lie
in this group: forest, pasture, tillable lands, mines, fisheries,
and waterways. Permanent wealth also includes durable things
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derived from these resources; such as buildings, tools, machin-
ery, roads, canals, and railways, which result from work not
needed for providing the necessaries of life. Temporary or
quickly consumable wealth develops from the synchronized use
of permanent wealth.

The efficiency of a nation as a producer and accumulator of
wealth varies inversely with the percentage of its people em-
ployed in the production of sustenance commodities. Obviously
if all the man-power be required for such sustenance, as was
the case in primitive times, there is none left for producing per-
manent wealth. But as knowledge and technique develop, the
ability and desire to provide more durable types of wealth in-
crease. From the viewpoint of present-day economics, the coun-
tries of relatively small wealth are those in which the bulk of
the people is engaged in providing the basic necessities. The
wealthiest countries are those the wants and industries of which
are the most extensive and diverse, and in which daily suste-
nance is provided by relatively few workers. India and Brazil,
for instance, rank low in per-capita wealth, despite their enor-
mous territories, while Great Britain and the United States
rank high. Chart 1 (conjectural) shows the tendency of types
of wealth to increase or decrease with advancing civilization.
Chart 2 gives the per-capita wealth and income for various na-
tions, showing how the wealthiest countries are precisely those
which by Western standards are the most civilized. In daily
life the less wealthy countries lie nearer to starvation than do
the wealthier ones, but it by no means follows that in a crisis
the complicated economic structure of the latter may not pro-
duce a condition of starvation much more severe than ever oc-
curs in a poorer or more backward land. The complexities of
transport and communication in economically advanced coun-
tries are such that their breakdown would be a catastrophe; the
people in primitive countries have a direct contact with the
production of necessities.

Consumable wealth concerns the individual more directly
than permanent wealth; all effort in primitive times was de-
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voted to its production, and that impulse continues. It is in-
deed a far cry from the condition under which each individual
or family was a separate economic entity, directly supplying
and consuming all material requirements, to the present con-
dition in this country, where material products and social serv-
ices have been so tremendously amplified through the enforced
cooperation of group life. None the less, the primary objective
of work is still temporary wealth or income in the form of the
necessaries of life.

Wealth may also be classified as basic and non-basic. Its
basic forms are concerned with the necessaries of life; its non-
basic ones with comforts and luxuries. In primitive society vir-
tually all wealth is basic, but, as society develops, non-basic
forms arise, continually tending, however, to become basic as
each finds its place as a social want. Some non-basic forms,
such as personal embellishments incident to ephemeral fashion,
soon die, along with their progenitors, while others, such as
improved foods, waterworks, motor-cars, and airplanes, pass
quickly from the field of luxury into that of comfort, and in
an increasingly complex social structure become basic wealth.
In primitive lands it is easy to differentiate between basic and
non-basic effort; in complex urban life it may be extremely
difficult, as shown by Chart 8. From this chart it will be seen
that a few types of basic wealth, particularly land, have dimin-
ished in relative importance in the United States during a cen-
tury of economic effort, while others which in 1805 would cer-
tainly have been regarded as non-basic cannot be so now. There
has been a continual growth of subsidiary and sub-subsidiary
basic wealth; i.e., items which in themselves are not actually
basie.

With this background we may now consider these questions:
What is the value of housing compared with other forms of
wealth, basic and non-basic, permanent and temporary? Is it
as Important an item in economics as in the social and spiritual
life of a people? Does its importance increase or decrease? Does
- its place in the total wealth and the annual income grow less or
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more as countries become more mature or more industrialized,
richer or poorer? What does it contribute to the annual income?
What is its annual cost per capita and per family? What is its
relation to other requirements and to the social services, com-
forts, and Iuxuries? The answers may best be found by consider-
ing the value of shelter as related (1) to the national wealth,
(2) to the national income, (3) to the family budget.

SHELTER AS RELATED TO THE NATIONAL WEALTH

The value of dwellings, and indeed of buildings, in the United
States can only be estimated, since comprehensive official sta-
tistics are lacking.! Since 1900 the United States Census has
reported the value of farm buildings, but up to 1930 the only
Census figures available for the far more important items of
urban and suburban buildings lay hidden in combined totals
for “ land and improvements.”” The latest Census report on na-
tional wealth, made in 1922 (see Table 1), placed the value of
land and improvements at $176,415,000,000, roughly 55 per
cent of the total estimated wealth of $320,800,000,000, but did
not indicate how this was to be divided.

The Federal Trade Commission, in its report of 1926, made
an approximate distribution as follows:

Per cent
Land ............ $107,071,000,000 60.7
Improvements .... 69,344,000,000 39.3
$176,415,000,000 100.0

These figures did not include the land of railways or public
utilities or that connected with public highways. Nor did the
Commission attempt to state what proportion of improvements
should be allocated to buildings and what to other forms of
construction. On the whole its estimate for improvements seems

1 For a brief statement of the handicaps imposed upon this study all along
the line because of a lack of comprehensive, coordinated or specific data, see
Appendix, p. 509. '

2 Federal Trade Commission, “ National Wealth and Income ” (Government
Printing Office, Washington, 1926), p. 34.
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conservative. A total of $75,000,000,000 for buildings, with
a correspondingly lower figure for land, is perhaps nearer
the truth. This distribution of improvements and land, to-
gether with the major items in the Census estimate of 1922, may
be drawn from Table 1. Parallel with the 1922 values, the
table presents original estimates for 1930. Even if the 1930
valuations there given for comparison are wide of the mark,
there can be little doubt that buildings rank second only to
land in the United States.

The same relationship is true of other nations. The Dominion
of Canada is, compared with the United States, relatively un-
developed ; it still has vast areas of agricultural land, unworked
mines, forests, great mineral resources, and a relatively sparse
population ; none the less, as an arbitrary analysis * indicates,
land (including forest and mineral lands) in 1930 represented
42.5 per cent of the national wealth and buildings 17 per cent.
The latter percentage was nearly double that of steam railways
and that of livestock and farm products.

Again, a recent estimate of the private wealth of Italy,*
apparently for the year 1929, placed the value of land at 155,-
000,000,000 lire and of buildings at more than 80,000,000,-
000 lire,’ or 16.5 per cent of the total. The next largest item,
stocks and bonds, was a little over 52,000,000,000 lire, thus
easily giving buildings second rank in the total assets. The fact
that Italy has only recently come forward as an industrial na-
tion gives added significance to these figures.

In Great Britain in 1928, the value of buildings, according
to an estimate by Sir Josiah Stamp,® was five times that of land,

3 Based on estimates of the total national wealth of Canada as published by
the Dominion Bureau of Statistics of the Canadian Department of Trade and
Commerce (“Canada, 1932” [F. A. Acland, Ottawa, 1932], p. 41). These esti-
mates disregarded the value of undeveloped agricultural and mineral land, as
well as other undeveloped natural resources, so that to arrive at our ratios, it
was necessary to make arbitrary calculations of these values.

¢+ By Dr. degli Epinosa, in “ Foreign Financial News,” United States De-~
partment of Commerce, Bulletin No. 103.

5 One lira = 5.2 cents in United States currency at par.

6 “The National Wealth” (The Economist [London, November 22, 1930],

p. 946). The value of farm buildings was included under farm values instead of
under buildings.
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being placed at £4,500,000,000, or was 25 per cent of the net
wealth; i.e., gross wealth less £6,400,000,000, representing the
national debt,” and taking first place among the national as-

TABLE 1
APPROXIMATE DIsTRIBUTION OF WEALTH oF THE UNITED STATES IN 1922 AND 1930
1922 ¢ Per cent d 1930% Per centd
Land .....ooovvvenn.... $101,400,000,000 29.6  $125,000,000,000 ¢ 29.4
Buildings
Dwellings ............ 48,000,000,000 14.0 70,000,000,000 16.5
All other ............. 27,000,000,000 7.9 45,000,000,000 10.6

Manufactured products .
Furniture, clothing, etc.

28,400,000,000 8.3

30,000,000,000 7.1

House furnishings .... 21,000,000,000 6.1 27,000,000,000 6.3
Clothing, jewelry, etc. . 18,800,000,000 5.5 20,000,000,000 4.7
Streets, public roads, etc. 23,000,000,000 6.4 27,000,000,000 6.3
Railways ............... 20,000,000,000 5.8 22,000,000,000 52
Manufacturing machinery,
tools, ete. .......... 15,800,000,000 4.6 20,000,000,000 4.7
Livestock ............... 5,800,000,000 1.7 4,500,000,000 1.1

Farm products .........
Street railways .........
Motor vehicles ..........
Electric light and power

stations ............
Miscellaneous utilities ...
Shipping and canals ....
Farm implements and ma-

5,500,000,000 1.6
4,900,000,000 1.4
4,600,000,000 13

4,500,000,000 11
3,500,000,000 0.8
6,000,000,000 14

4,200,000,000 1.2
3,400,000,000 1.0
2,900,000,000 0.9

6,000,000,000 1.4
8,500,000,000 0.8
2,000,000,000 0.5

chinery ............. 2,600,000,000 0.8 2,000,000,000 0.5
All other ..........c..... 6,500,000,000 1.9 7,000,000,000 1.6
Totals .....ooenn... $342,800,000,000 100.0  $425,000,000,000 100.0

(@) Census data (in round numbers), except for the item of $22,000,000,000
for streets, public roads, ete., which was not included by the Census in its
total of $320,800,000,000. The Census did not show values for land and buildings
separately, but merely gave a grand total of $176,415,000,000 for land and
improvements.

(b) Estimated. These do not allow for the unusual depreciation of values re-
sulting from the general change in economic conditions which began in 1929.
‘With this allowance made, it is almost certain that 1933 values would be less
than for 1922.

(¢) Takes account of the shrinkage of $20,000,000,000 in the value of farm
land between 1920 and 1930, as reported by the Census.

(d) Although distributions in this and many other tables are carried out to
decimal places, this does not imply a corresponding precision for the data. Even
the round percentages are subject to a margin of error.

7 The question whether government bonds (which represent a large part of
the national debt) should be included in the aggregate wealth of a nation has
been widely debated.

In most estimates of the wealth of Great Britain the value of certain im-
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sets. Yet a century ago the value of land in the United King-
dom was placed by Colquhoun ® at three and one-half times the
value of buildings.

This striking development represents the culmination of a
trend to be observed in other countries. In the early develop-
ment of a nation, the value of buildings is small as compared
with that of land; but as civilization progresses, the former
comes to exceed it. This tendency is made clear by Chart 4,
which gives percentages for the approximate distribution of
the wealth of Great Britain in 1812 and in 1930.

That the relative value of buildings is increasing in the
United States is indicated by local statistics, as well as in
Chart 8 (g.v.). In 1890 the total value of real estate in Massa-
chusetts was about equally divided between land and build-
ings; in 1931 buildings represented 65 per cent of the com-
bined total. A similar movement is seen in the few other states
which keep records of building valuations, and doubtless would
be shown for many others if statistics were available. There can
be little doubt that in time, and perhaps in the near future, the
value of buildings in the United States will exceed the value of
the land.

DWELLING-HOUSES

It is, then, a fair conclusion that in economically advanced
nations buildings occupy second and sometimes first place in the
national assets, and constantly tend to overtake land. Dwelling-
houses, furthermore, form a large proportion of the value of
buildings ; but to determine their exact position, it is necessary
to analyze the figures for buildings more closely.

In 1896 Mulhall,’ who devoted a large amount of study to

portant items is arrived at by capitalizing profits rather than by inventorying
the tangible assets connected therewith.

8 Colquboun, Patrick, “ Treatise on the Population, Wealth, Power and Re-
sources of the British Empire” (Joseph Mawman, London, 1815), p. 55.

® Mulhall, Michael George, “ Industries and Wealth of Nations” (Long-
mans, Green and Co., London, 1896), Table No. XXXIV, p. 892. A summary
of Mulhall’s data is given in the Appendix (p. 513).



— CHART 4 —

PERCENTAGE DISTRIBUTION OF WEALTH OF GREAT BRITAIN
BY PRINCIPAL ITEMS (APPROXIMATE):1812 AND 1930
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national wealth and national income, published figures cover-
ing the previous year in a number of countries. For every lead-
ing country he assigned second place in the national wealth to
houses, except in the United Kingdom, where he placed them
first. His figures were largely estimated, often from insufficient
or even doubtful data, and contain many variations ; moreover,
it appears that he included the value of the site in the value of
the house. Even so, the consistency with which his studies as-
signed houses second place cannot be ignored.

No writer has brought Mulhall’s studies down to date, and
there is the same absence of official statistics which hindered
him forty years ago. None the less, it is possible to show clearly
the relative position of shelter in the national wealth at the
present time. The most logical source of information is the
United States Census. But the only comprehensive census of
home valuations ever taken in this country prior to 1930 was
made in connection with the direct tax of 1798;*° this census
did not include homes valued at $100 or less, which at that time
constituted a high proportion of the total number.

The next general census of home valuations was taken in
1930; but even then no consolidated figure was reported ex-
cept in the case of farm dwellings, for which an aggregate value
of $7,000,000,000 was given. Non-farm homes,** it should be

10 Pitkin, Timothy, “ A Statistical View of the Commerce of the United
States of America” (Durrie & Peck, New Haven, 1835), pp. 309-310. This
valuation included the lot, not exceeding two acres, and the “ outhouses ap-
purtenant thereto.” According to the results of this tax, there were 276,695
such homes with a total valuation of $140,683,984.

11 The terms “dwelling ” and “family ” do not have the same significance
for census purposes that is given them in ordinary conversation. Thus an apart-
ment-house is classed in the Census as a single dwelling, regardless of the num-
ber of apartments,

For our purposes, the term “dwelling,” unless otherwise indicated, repre-
sents the quarters occupied by a single family, whether it be a single detached
house, half of a two-family house, or an apartment in a multi-family house; it
denotes the building, exclusive of the land. The word “home,” on the other
hand, includes the land or its value; it does not include furnishings, screens,
ete., which are ordinarily included in the cost of construction. The terms
“house ” and “ dwelling ” are used indifferently in order to avoid too frequent
repetition of the same word. The important point is that in discussing the value
of dwellings the value of land is excluded, whereas in discussing the value of
homes it is included.
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realized, represent over 75 per cent of the total number of homes
in the United States, and a much higher percentage of their
total value; yet for this major group the Census gave neither

— CHART 5 —

MEDIAN VALUES OF OWNED NON-FARM HOMES
IN THE UNITED STATES BY STATES: 1930
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totals nor averages, confining itself to median values by states
for owned homes and to median rentals for rented homes, with
classifications by value or rental groups, respectively.*

12 The median values of non-farm homes for urban and rural communities
separately and the average values of farm dwellings in 1930 as reported by the
Census are given in the Appendix, p. 514.

The Census defines the median value as “the value of that home which
would stand in the middle of the series if all the homes were arranged according
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These Census medians for *owned” non-farm homes by
states are shown in Chart 5; it is impossible to construct from
them a satisfactory valuation of the country’s dwelling-houses.*
The records of individual states are equally insufficient. So far
as we can ascertain, only Connecticut compiles a record of
dwelling valuations separately from those of land. It was, there-
fore, necessary to construct an original estimate for dwelling-
house valuations in the United States in 1930.

This estimate (see Chart 6) was nearly completed before
the Census of 1930 was taken. It is based on fragmentary in-
formation for certain classes of dwellings and church and school
property as represented by different bureaus of the United
States Government or of various states; on calculations for a
few other classes of buildings obtained from national associa-
tions and other sources; on original estimates for residential
and other buildings arrived at from state tax reports; and on
a large amount of miscellaneous data.'* The estimate places
the value of dwelling-houses in the United States at $70,000,-

to value.” Thus for a series of homes valued at $10,000, $8000, $5000, $4.000, and
$3000, the median is $5000, while the simple average would be $6000.

The terms “owned ” and “ rented ” as used by the Census are confusing to
many readers. Obviously somebody owns every home, including the rented ones.
The distinction is that “owned” homes are occupied by the “owner,” while
“rented ” homes are occupied by a tenant.

18 First, because median figures usually differ widely from averages; sec-
ond, because the value of the building is not separated from that of the land.

14 Among the Federal Government reports especially useful in this connec-
tion were those of the Census for farm dwellings and churches, those of the
Federal Trade Commission for public buildings and schools, and the construc-
tion cost reports of the United States Bureau of Labor Statistics (hereafter
referred to as USBLS) for various classes of buildings. The estimate for hotels
was obtained from the American Hotel Association, which engaged account-
ants to make a special study of such property; that for office buildings is partly
based on data furnished by the National Association of Building Owners and
Managers.

The valuation here used is in dollars current at the time of the census. As
compared with values prior to the World War, part of the increase merely re-
flects the change in the value of the dollar and not a change in the volume of
building. The total here given, however, cannot be divided by an index number
of construction costs in order to make comparisons with pre-War figures, since
in arriving at this estimate the value of pre-War structures was not increased
in accordance with the rise in the building cost index.



— (HART 6 —

APPROXIMATE VALUATIONS OF BUILDINGS
IN THE UNITED STATES BY MAJOR CLASSES: 1930

Estimated Total Value $ 115 000 000 000

dwellings $70 000 000 000
Hotels $ 4000000 000
Non- Residential $41 000 000 000

Schools,Colleges, Libraries 4.3%

L% Dweilings 60.9 %
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000,000.*° This total exceeds that for any other class of build-
ings, and indeed is more than 60 per cent of the total for all
classes combined. It easily places dwelling-houses in the second
position among the nation’s tangible assets;* it is more than
the entire wealth of France, more than twice that of Canada,
and more than four times that of the Argentine Republic.

The years of depression have, it is true, reduced this figure.
Between 1930 and 1933 the value of new building construction
in the United States was insufficient to offset normal deprecia-
tion of existing buildings, fire, and other losses. Even without
the abnormal deflation of the last few years, a valuation of
January 1, 1933, would have been somewhat under our total,
but the difference would not have materially affected this analy-
sis. Allowing for the extraordinary decline in real estate values
since 1930, the 1933 value would naturally be far below the
estimate here presented; but since most other items have also
suffered drastic devaluation, the percentage distribution should
not be seriously disturbed.

When we come to dwelling-house valuations in foreign coun-
tries, we meet with equal uncertainty in the official statistics.
It would not be possible to construct, at this distance, estimates
comparable in scope with those made for the United States. On
an arbitrary basis, however, we may assume that the value of
dwellings in the United Kingdom in 1930 was $15,000,000,-
000,'" or approximately 16 per cent of the net total national

15 Exception may be taken to this figure on certain grounds, notably the
1930 Census medians and the known average amount of mortgage indebted-
ness; comparison of values so obtained with our figure will be found in the
Appendix, p. 516. The estimates of independent investigators, such as Nystrom
and the National Bureau of Economic Research, Inc., approximate our figure.

See Appendix, p. 521.

16 See Table 1, p. 11.

17 For a considerable period before the World War, the average cost of
wage-earners’ dwellings in Great Britain was estimated at £200 ($1000 at
$4.866). A. W. Shelton, in an address on “ Housing of the People ” before the
Manchester (England) Statistical Society on November 18, 1918 (John Hey-
wood, Ltd., Manchester, p. 3), placed the average value of 6,500,000 working-
class homes in 1915 at £204, or a total of $6,500,000,000; this figure included
the value of sites. The value of 7,500,000 dwelling-houses of this class in 1930,
allowing on the one hand for continued depreciation of old houses and on the
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wealth ; and that the indicated total value of dwellings in Ger-
many in the same year was $19,500,000,000,® or 22.5 per cent
of the national wealth.”® An arbitrary estimate of the aggregate
value of all dwellings in France exclusive of site values is $10,-
000,000,000, or 16.5 per cent of the national wealth.?

The dwellings of India offer striking contrast to those of
highly industrialized countries. Nearly nine-tenths of the popu-
lation is in agricultural communities, and the typical dwelling
is a small one-story structure, built of mud with a wooden roof-
frame and grass thatch. Where the owner is fortunate enough
to have access to a bamboo grove, he is not compelled to pur-
chase any materials whatsoever, and even where these are pur-
chased, the cost is by Occidental standards trifling — only a

other for market appreciation, and also for the large number of new dwellings
erected in the interval at relatively high costs, may be placed at $10,000,000,000,
exclusive of sites. (The Inter-Departmental Committee on the Rent Restric-
tions Acts estimated that of 7,500,000 houses [not dwellings] in England and
‘Wales in 1914, between 5,000,000 and 6,000,000 were “working-class ” houses;
in 1930 the total number of houses was about 9,000,000; the number of dwell-
ings was somewhat greater. “ Ministry of Health Report” [His Majesty’s
Stationery Office, London, 1981], pp. 18, 19). Including dwellings of higher-
income groups at a much higher average valuation and dwellings in Northern
Ireland, we arrive at the figure quoted in the text.

18 The average pre-War cost of wage-earners’ dwellings in Germany is
placed by one authority at about 6000 marks or $1400 (“ Housing Policy in
Europe” [Geneva, 1980, published in the United Kingdom for International
Labour Office (hereafter ILO) by P. S. King and Son, Ltd., London], p. 845).
Including dwellings of the higher-income groups, the average value would be
greater, and the average cost of dwellings erected in recent years was consid-
erably higher than that prevailing before the War. The average walue of all
such dwellings in existence in 1930, however, would be less than $1400. A gen-
eral average of $1200 has led to the total we give.

19 See Table 2, note (b), p. 20.

20 An estimate of dwelling-house values in France in 1910, ostensibly offi-
cial, placed the total at 59,600,000,000 francs, or a little less than $12,000,000,-
000, but the site was probably included. It is known that many small dwellings
erected in France before the War cost only a few hundred dollars each. On
the other hand, as will be noted in Chapter XI, p. 431, under a five-year pro-
gram of state-aided housing, inaugurated in 1928, it was proposed to erect
200,000 “cheap” dwellings at an average cost of 35000 francs, and 60,000
moderate-rent dwellings at an average cost of 70,000 francs. (In 1910 the par
value of the franc expressed in United States currency was 19.8 cents; in 1933
it was 8.92 cents.) These figures serve as the basis for the estimate here
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