REHABILITATION:

A TOOL IN HABITAT FOR HUMANITY’SWORKBELT

by
MEREDITH WOLF TEMPLES
(Under the direction of Professor John Waters)
ABSTRACT
Habitat for Humanity Internationa has established itsdlf as the leading non-profit,
resdentid builder. The organization’s god, to diminate poverty housing, is achieved
through both new congtruction and rehabilitation, athough thereis an inherent preference
towards new congruction. Rehabilitation is a proven affordable housing toal; its benefits
warrant the redization of an expanded rehabilitation program by Habitat for Humanity
Internationd. Through the andlysis of asurvey of Habitat affiliates, thisthessidentifies
the leve of rehabilitation activity employed by the organization. The primary barriers to
rehabilitation, encountered by Habitat for Humanity affiliates, are identified. In

conclusion, aset of recommendations to andiorate these barriersis discussed.

INDEX WORDS: Affordable Housing, Habitat for Humanity Internationa, Historic
Preservation, Housng



REHABILITATION:

A TOOL IN HABITAT FOR HUMANITY’SWORKBELT

by

MEREDITH WOLF TEMPLES
B.S., Clemson University, 1998

B.S., Clemson Univergity, 1998

A Thesis Submitted to the Graduate Faculty of The University of Georgia

in Partid Fulfillment of the Requirements for the Degree

MASTER OF HISTORIC PRESERVATION

ATHENS, GEORGIA

2003



© 2003
Meredith Wolf Temples

All Rights Reserved



REHABILITATION:

A TOOL IN HABITAT FOR HUMANITY’SWORKBELT

by

MEREDITH WOLF TEMPLES

Major Professor:  John Waters

Committee: Mary Anne Akers
Mark Reinberger
Henry Ramsey

Electronic Verson Approved:

Maureen Grasso

Dean of the Graduate School
The University of Georgia

December 2003



DEDICATION

To my husband, Cris, and my daughter, Anna.

Thank you for the home we have created together.



ACKNOWLEDGEMENTS

The development of this project called for the participation, advice and support of
many people, to whom | am grateful. | would like to sincerely thank my mgor professor,
John Waters, who contributed his time, knowledge and guidance for the development of
thisthess. | would like to thank my committee members, Dr. Mary Anne Akers, Dr.
Mark Reinberger, and Mr. Henry Ramsey for their contribution and time. My gratitudeis
aso dueto my friend, Mrs. Donna Gabriel, whose guidance was dways available to
asss mein adminigrative and academic procedures. To Dr. Jack Wolf and Dr. Angela
Morgan for your direction in the gatistica analysis of the survey resultsincluded in this
thess. This knowledge was an important contribution, and | am grateful in having your
expertise. To the members of the Habitat for Humanity affiliates who expressed an
interest in this thesi's and who took the time to respond to the survey.

| would like to thank my greatest teachers, my parents, Bob and Kaye Woalf, for
ther limitless love, support and encouragement in dl of my endeavors. | am grateful to
my mather for her time, for giving me time and for caring for our most vaued
possession. To my siblings and friends, Jack, Angela, David, Heather and Jm who are
aways willing to listen and offer support. A specid thank you to Rodger and Barbara
Temples, for dways being there when we need you. Thank you Anna, for your kicks of
encouragement as | wrote, and your patience and motivation as | finished.

With the grestest admiration, | am indebted to my husband, Cris, for everything.



PREFACE

The extendve benefits of rehabilitation as an affordable housing tool warrant an
expanded rehabilitation program within Habitat for Humanity Internationd. Although
recognized by Habitat for Humanity as an affordable housing tool, individud affiliates
may not be incorporating rehabilitation into their project plans. It is expected that a set of
barriers exist that make new congtruction appear as amore viable affordable housing
solution.

This study explores the role that rehabilitation can perform within the scope and
method of operation implemented by Habitat for Humanity Internationd. In addition, the
benefits of rehabilitation are discussed, and how those benefits may be redized by the
organization upon expansion of its rehabilitation program.  Further, this study examines
the current leved of rehabilitation activity within the nonprofit organization and
determines the barriers that prevent further implementation of rehabilitation projects. A
primary purpose of this study isto discover the measures that Habitat for Humanity
Internationd affiliates might implement to make rehabilitation a more feasible tool for
the development of affordable housing.

Research for this study was conducted through both quditative and quantitative
gpproaches. Theinitia research phase involved aliterature review that explored
publications detaling the development and organization of Habitat for Humanity
Internationd, and the processesinvolved in new congtruction and rehabilitation. Based
on thereview of literature, aframework relating rehabilitation within the context of
Habitat for Humanity Internationa was developed. This framework, in combination with

andysis of the reviewed literature, was used to deduce both the benefits of rehabilitation



and the leading barriers to Habitat’ s implementation of rehabilitation asabuilding
method. Subsequently, thisinformation was applied to develop a questionnaire to survey
the rehabilitation practices of Habitat for Humanity Internationd affiliates. The resultant
quantitetive data was andyzed; the findings that emerged indicated the leading factors
that contribute to an affiliate’ s likelihood to engage in rehabilitation projects. This
activity, combined with a further literature review, initiated the development of a st of
recommendeations for Habitat affiliates to more effectively incorporate rehabilitation into
ther affordable housing development plans.

Terminology, specific to Habitat for Humanity Internationd, is used throughout
this document. Also, historic preservation terms are frequently encountered within this
text. A glossary where these terms are defined, as they are intended within this
document, may be found in the supplemental appendices, listed as Appendix A-
Glossary. The reader will be directed to the glossary by afootnote that follows each

gppropriately targeted term.

Vi
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CHAPTERI.

INTRODUCTION

The ideal of happiness has always taken material form in the house, whether cottage or castle. It
stands for permanence and separation from the world.
- Simone de Beauvoir

Abraham Madow, afounder of humanitic psychology, formulated the theory of
man's Hierarchy of Needs. Under the theory, man is driven by certain needs and behavior
results from trying to correct a deficiency in those needs. A diagram of thistheory
illugtrates that the needs of human beings form a pyramid. The hierarchy of man’s needs,
according to Madow, progress from physiological needs, security/safety needs,
bel ongingness and love needs, esteem needs, and findly sdlf-actudization. According to
Mad ow, we cannot attain more sophigticated needs until our more basic needs are met.

To begin one' s march to the path of saf-actualization one’'s most basic needs
must be met, among these, food, water, and then shelter. Shdlter is one of the most basic
of human needs. A home not only meets this basic need, but facilitates the attainment of
other needs. A home promotes an environment of stability and security, where we can
escape from an often chaotic outsde world. The home is an environment in which our
family and our fedlings of love are nurtured; it can further foster this sense of belonging
through afamily’s connection to their surrounding community. Pride in home ownership
can lend to our sense of saf worth and accomplishment. However, there is no doubt that
home ownership comes with stresses and headaches due to the associated financial and

physical burdens. It isthe price that must be paid to realize the benefits of



homeownership. Thus home ownership can play asgnificant role in the development of
our physiologicd and psychologicd lives. Although home ownership can greetly shape
our lives and happiness, it has become a dream that has dipped through the fingers of
more and more individuas. The desire for ahome isreadily evident from the dlocation
of the largest portion of our income to securing and maintaining ahome. “Over 14
million owner and renter households spent more than haf their incomes on housing in
1999. Two million[...] lived in homes with serious structural deficiencies™ A lack of
inventory of affordable housing, a complicated home buying process, and other financid
restrictions are creating greater obstacles to homeownership.

Recognizing the benefits of homeownership, and the difficultiesfor alarge
portion of the population in obtaining housing, the United States government has played a
rolein assging citizensin finding affordable housing. Sincethe 1930's, the federd
government has involved itsdf in the provison of affordable housing. However,
beginning with budget cut backs and conservative paliticsin the 1980's, direct federa
involvement has shifted to State and loca governments, retracting many of the incentives
and funding opportunities once available. Nonprofit organizations have emerged to fill
the resuiting deficiency.?

Habitat for Humanity, an internationaly recognized faith-based nonprofit
organization, has stepped into the forefront of the fight againgt poverty housing. In
existence for more than twenty-five years, the organization has developed a building

model that combines volunteer [abor and private donations to creste a highly successful

1 Joint Center for Housi ng Studies of Harvard University. The State of the Nation’s Housing: 2001
gCambri dge, MA: Harvard University, 2001) 3.

Hecht, Bennett L. Developing Affordable Housing: A Practical Guide for Nonprofit Organizations (New
York: John Wiley & Sons, Inc., 1999) 4.




affordable housing program. Much of this success gems from the ability to exact work a
acommunity level by enabling them to recognize local needs and conditions. Sinceits
conception, Habitat for Humanity has steadily grown, constructing more than 125,000
homes in the United States and worldwide. According to asurvey of Habitat for
Humanity affiliates and homeowners, sponsored by the Department of Housing and
Urban Deve opment, the organization, in terms of volume, is consdered among the
nation’ s top twenty builders, including mgor resdential condruction firms.

Just as Habitat for Humanity has become synonymous with affordable housing, it
has aso become synonymous with new congtruction.  Although the Habitat for Humanity
International website proclams, “Through volunteer [abor and donations of money and
materids, Habitat builds and rehabilitates sSmple, decent houses with the help of the
homeowner (partner) families” rehabilitation projects take place within avery limited
scope. New congtruction is overwhemingly the preferred choice among active Habitat
afiliates.

The rehabilitation activity that does take place within Habitat for Humanity
International mostly occursin the northeastern United States, where undeveloped land is
not reedily available. Affiliates there must utilize existing Structuresin order to create
affordable housing opportunities. In contrast, elsewhere, dueto areaivey plentiful
supply of reasonably priced acreage and greater availability of undeveloped land, new
condruction has been the prevailing choice among many Habitat affiliates, particularly
those located in the Southeast.

The underlying god is to increase affordable opportunities for homeownership.

Habitat for Humanity Internationa has developed a successful housing program, one that



is heavily reliant and focused on the specific practices of new congruction projects.
However, new congtruction may not always prove to be the most favorable practice. In
congderation of the growing threat of urban sorawl, land sustainability, and
environmentd qudlity, it isimperative to fully understand the impact thet the increasing
application of new congdruction projects will impart on cities and communities touched
by Habitat for Humanity.

In contrast to new congtruction, rehabilitation is a valuable smart growth tool that
could prove to be beneficia to Habitat for Humanity Internationd, the local communities
in which it operates, and most importantly to Habitat partner families. Expanded use of
rehabilitation would enhance the Habitat for Humanity agenda, as awhole. Therefore, the
need is to recognize rehabilitation, not necessarily as areplacement to new congtruction
within HFHI, but as yet another tool for providing affordable housing opportunities. Itis
estimated that “about 400,000 units of the housing in smal properties [one- to four- unit]
standing are abandoned or otherwise uninhabitable”® Through the application of
rehabilitation, these properties could supply a much needed source of affordable housing.
Through an andysis of the benefits of rehabilitation within Habitat for Humanity,
rehabilitation will prove to be an advantageous housing tool worthy of increased use by
HFHI affiliates.

Avallable information suggests thet thereis aclear prevaence of new
construction projects compared to rehabilitation projects demonstrating a clear preference
for new congruction.  An appreciation of the current level of rehabilitation activities by

HFHI and the factors contributing to the present ratio of Habitat’s new congtruction to

3 Belsky, Eric S. “Improving Neighborhoods: One Home at a Time.” Bright Ideas (Summer 2002) 5.



rehabilitation projects are fundamenta to ng the viahility of an expanded
rehabilitation program. A survey of Habitat for Humanity affiliates, who represent the
organization’ swork at the loca level where Habitat impacts the community, providesthe
best source of both gatistical information as well as the consderations underlying the
new congtruction or rehabilitation choice.

Before rehabilitation can play a greater role within HFHI, there isaneed to
identify those barriers that prevent further exploration and utilization of rehabilitetion asa
means to provide affordable housing. Through the exploration of Habitat for Humanity’s
organization and methodology, the barriers to rehabilitation can be deduced.
Subsequently, based on these findings, a set of recommendeations that addresses each of
these obstacles can be developed. Theintent is that these findings will illustrate the
potentia of rehabilitation within the god's and objectives of Habitat for Humanity
International, and will asss in the development of an expanded rehabilitation program

and inturn ad in the fight againgt poverty housing.



CHAPTER I1.

HABITAT FOR HUMANITY

My precept to al who build is, that the owner should be an ornament to the house, and not the
house to the owner.
- Cicero

Habitat for Humanity Internationd has assumed an impressive role in the crestion
of homeownership opportunities for low-income families. The organization’ swork often
eicits headlines and continuoudy draws increasing numbers of support and participation
initsmisson. HFHI today, dthough it ill reflects the idedls of its creation more than
twenty-seven years ago, has evolved to become amuch more complex, extensve
organization.

Understanding of the history and development of Habitat for Humanity
Internationd will serve to explain the organization’s mode of operation and resultant
success. Examination of this method of operation will suggest whether the integration of
rehabilitation within the scope of HFHI will ad in its purpose and ability to create
affordable housing opportunities.

By first examining the purpose of HFHI, one can take into account the goals of
the organization and its desired impact on poverty housing. Secondly, the development
and history of the non-profit organization detail the factors that influenced the formation
of this particular building program. Next, exploration of HFHI’ s various components
identifies how each of its working parts join together to accomplishits god. Finaly, an

outline of the specifications and the step-by-step process involved in the completion of a



home will illustrate the property and building requirements established by HFHI. This

andysswill demondrate the role rehabilitation may assume within the organization.

Purpose

Habitat for Humanity Internationd is afaith-based, non-profit organization,
dedicated to the dimination of poverty housing and homelessness. This purposeis
achieved through the creation of affordable housing dependent upon the provision of
interest free loans, donated materias and supplies, volunteer labor, and new homeowner
participation. The organization does not Smply give charity; rather it offers recipients an
investment opportunity in the form of red property. The mission of Habitat for
Humanity takes place not only in the United States, but is also conducted in countries

around the world.

History/Development

The housing minigiry that has become Habitat for Humanity was born from the
mind of Clarence Jordan, a Southern Baptist Preacher and farmer. Jordan was one of the
founders of a Christian community caled Koinonia Farm. Located in Americus,

Georgia, it was created as an interracid experiment in the 1940°'s.” Beginning in 1968,
Millard Fuller and his family found themsdves living within this community. Together

in this same year, Jordan and Fuller created the mode for a“Partnership Housing” °

6

program that would operate from the creation of a“Fund for Humanity.” This program

sought to purchase land and congtruct new homes in order to establish underprivileged

* Gaillard, Frye. If | Were A Carpenter: Twenty Y ears of Habitat for Humanity (Winston-Salem: John F.
Blair, 1996) 9.

® Fuller, Millard with Diane Scott. No More Shacks! The Daring Vision of Habitat for Humanity (Waco:
World Books, 1986) 25.

% Fuller, 25.




families on sdf-sufficient farms. Each partner family would be able to purchase a home
with an interest free loan achieved through donations and profits redized from the
partnership enterprises.

By late 1972, twenty-seven homes had been completed, and another thirty-two
houses were being planned by the partnership housing program. ” Supported by this
initid success, and aided by hiswife Linda, Millard Fuller sought to gpply the partnership
housing program in a developing country. 1n 1973, the family left for Mbandaka, Zaire,
an area characterized by derdict housing and miserable living conditions. After three
years, despite many obgtacles, the Fullersleft acommunity, in which eighty families had
begun to make payments for their new homes, providing support for the continuation of
the Mbandaka Fund for Humanity.

Millard and Linda Fuller returned to the United States and to Koinonia Farm, in
1976. In September of that same year, Habitat for Humanity International was created.
Built upon the principles of the Partnership Housing program, the organization would
apply the modd program of interest free loans, volunteer labor, and donated funds that
had achieved successin Georgiaand Zare. Habitat for Humanity Internationa would
seek to provide affordable housing for families in need, worldwide.

For the next eight years, Habitat for Humanity International dowly expanded its
reach across the United States and to other countries. In the early 1980 s former
Presdent Jmmy Carter joined the Habitat crusade bringing nationd attention to the
program and resulted in exceptiona growth across the country. The first Immy Carter

work project took place in 1984 and involved the rehabilitation of a Six-gory building

" Fuller 31.
8 Fuller 32.



located in New Y ork City, which was to become home to nineteen families. Since,
Jmmy and Rosdyn Carter have annudly led aweek long HFHI building project that has
not only resulted in the creation of affordable housing but has lent to an increasing
awareness regarding the plight of poverty housing.

Today, Habitat for Humanity Internationa has built more than 150,000 houses
worldwide, including 50,000 houses in the United States. These efforts have resulted in
housing for more than 750,000 people and have made an impact in over 3,000
communities. The work of HFHI is carried out by more than 2,100 active affiliates, and

due to interest and the momentum behind its work, these numbers continue to grow.®

How it Works

Employment of the Habitat for Humanity misson isredized on a community
leve through locdly based affiliates. Habitats for Humanity affiliates are “independent
nonprofit organizations that operate within a specific service area and within the
framework of the Habitat Affiliate Covenant.” ° Support services, training, and other
resources are made available to the effiliate by Habitat for Humanity Internationd, in
return for the assumption of al respongibilities required of Habitat home building inits
local area. A volunteer board of directors oversees each affiliate and itswork is carried
out by acommittee sysem. The formation of this system typicaly includes a Family

Sdection Committee, Family Support Committee, Site Sdection Committee, Building

® “Habitat for Humanity Fact Sheet.” Habitat for Humanity International. 11 July 2002
<http://www.habitat.org/how/affiliates.html>

10 Habitat for Humanity Affiliates. Habitat for Humanity International. 11 July 2002
<http://www.habitat.org/how/affiliates.html>



Committee, Public Relaions Committee, and Church Relations and Devel opment
Committee™*

Habitat homes are not given away. They are sold at cost to the partner family.
Homes are completed thanks to donated materias and volunteer |abor, resulting in amore
affordable property. A HFHI home congtructed in the United States will incur an average
cost of 46,600 dollars. Purchase of the home by the family is made through a no-interest
loan made available by the Habitat affiliate 2

A Habitat Homeis Built

Each Habitat home begins with a partner family identified by their need, their
willingness to participate in the program, and their ability repay the interest free loan.
The family is then assigned to a Habitat house sponsor or co-sponsor. Sponsors may
include businesses, churches, individuas, or other volunteer organizations. Sponsorship
not only involves the donation of materias and funds, but is dso typicdly the primary
provider and coordinator of volunteer |abor.

The partner family is then able to choose a house plan based upon their specific
needs and the availability of abuilding Ste.  The Site Sdection Committee carries out
the identification of potentia building Stes or properties. This committee will evduate
an area of the community in which aproject is needed and identify properties available
for acquisition, congtruction, and renovation. Properties available at areasonable cost are

then recommended to the Board of Directors for find gpproval.

M “CCHFH Committees” Cleveland County Habitat for Humanity. 2 Aug. 2002
<http://www.mccoytree.com/habitat/committee/>

12 “ Habitat Fact Sheet”
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The physical congtruction or rehabilitation of a Habitat home occurs under the
supervison of the Building Committee. Respongibilities of this committee include the
development and implementation of the congtruction plan. Specificaly, committee
members oversee house plan sdection, materid procurement and storage, coordination of
volunteer |abor, and supervison of the construction project.

Each Habitat affiliate normaly employs a congtruction manager and ste
supervisor to aid with the coordination of each project. Congtruction is carried out
primarily through volunteer [abor but aso utilizes the skills of paid congtruction
professionals and craftsmen for more speciaized aspects of the project. In addition, the
partner family is required to invest hundreds of hours of sweat equity, one's own labor as

aform of payment, toward the completion of their own home and other Habitat homes.:®

Specifications of a Habitat Home

The god of Habitat for Humanity Internationd isto provide housing thet is
“dmple, decent and affordable.” These vaues are reflected in the house design criteria
et forth in the Habitat for Humanity Affiliate Covenant. These criteria result in modest
homes that meet the basic needs of the partner family.

The building program of Habitat for Humanity Internationd is primarily oriented
to the congruction of single family, detached houses. A Habitat house may range from
900 to 1,150 square feet, depending upon the size of the family, and typically includes
only one bathroom. Each resdence will usudly have a covered primary entrance.

Accesshility isanother contributing factor of the desgn. Halways are constructed three-

13 «CCHFH Committees.” Cleveland County Habitat for Humanity.

11



foot, four inches wide and doorways are to measure three-foot wide. The Partner Family
is given an opportunity to influence the design of the home, when possible !

Homes are built to reflect the climate and character of the community in which
they are built. For example, in Taos, New Mexico, homes may be built using adobe, a
common building materid in thisregion. This practice dlows the home to be built usng
materids that are readily available and are know to perform well within the particular
environment. In North America, a Habitat home is built usng commonly available and
utilized materids. The frameistypicaly constructed of wood, the exterior walls are
sheethed with vinyl sding, and the roof is covered with asphat shingles. Interior wals
arefinished with drywall or Gypsum board. *°

Habitat for Humanity Internationa has emerged as one of the leading nort profit
organizations that have assumed arole in the fight againgt poverty housing. HFHI
meateridized from the designs of a sngle man and has devel oped into a complex
organization of affiliates, volunteers, supporters and homeowners. The organization has
created a unique building program that has proven itself successful. Habitat has attracted
extensgive attention and worldwide support and participation; its name and cause is now
readily recognizable. HFHI has the ability to influence the lives of many families its
volunteers and participants, those who inhabit the communities in which they build, and
its homeowners

The need for affordable housing remains problematic; every means of support isa
vauabletool inthisfight. Rehabilitation can serve as yet another tool in Habitat’ s work

belt. Through the gpplication of rehabilitation, HFHI can become a greater forcein

14 “\What are Habitat Houses Like?’ Habitat for Humanity International. 11 July 2002
<http://www.habitat.org/how/affiliates.html>
15 “What are Habitat Houses Like?”

12



providing homeownership opportunities to low-income families. However, the
organization’s approach favors new congtruction projects. An examination of the
tangible and intangible benefits of rehabilitation projects will warrant the development of

an expanded rehabilitation program by Habitat for Humanity Internationd.

13



CHAPTER III.

REHABILITATION

A man builds a house in England with the expectation of living in it and leaving it to his children;
we shed our houses in America as easily as a snail does his shell.
- Harriet Beecher

Mg or components of abuilding, such as the roof or mechanical systems,
deteriorate over time and require replacement or repair. In addition, ahome's
technologies and style may require modernization to meet contemporary demands and
standards of living.'® As America s housing stock continues to age, the role of
remodding, and amilarly rehabilitation, will gain greater importance. It is estimated that
“nearly half of owner-occupied homes are over 35 yearsold.”’ The practice of smart
growth demands that these older properties be renovated to extend their usefulness.
Rehabilitation is a proven benefactor to the quality of life within our communities.

Thework of Habitat for Humanity Internationd takes place on acommunity
level, through local Habitat affiliates, from sponsorship to the recruitment of volunteer
labor. Thus, the organization’ s work represents an investment in one sown
neighborhoods and to one' s own qudity of life. Participantsin Habitat’s misson will not
only be aiding individua families, but their work will benefit themsalves and their
communities. Habitat for Humanity Internationa should further explore rehabilitation

because of its beneficia impact within the organization, upon the communitiesin which

16 Joint Center for Housing Studies of Harvard University. Improving America’s Housing: Remodeling
Futures Program (Cambridge, MA: Harvard University, 1999) 13.
7 mproving America's Housing 6.
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they build and each partner family. Not only will rehabilitation aid Habitat in achieving
itsgod, it will alow the organization' swork to beneficidly transcend its fundamental
task of providing homeownership opportunities.

According to the Secretary of the Interior’s Standards, rehabilitation dictates a
particular building trestment and gpproach. Understanding of this trestment will
demongtrate how it can best meet the needs of HFHI while alowing for a greater degree
of adaptability to meet contemporary needs and maintain the historic integrity of a
dructure. The benefits of rehabilitation will prove to be a valuable component of HFHI
and in turn warrant further expangon within the organization’s building program.
Rehabilitation Defined

Within the field of historic preservation, there are four primary treatments that are
professondly recognized: preservation, rehabilitation, restoration, and reconstruction.
Although the terms preservation, restoration and rehabilitation are often used
interchangeably, each term designates a different trestment method and ddlineates the
different work approaches applied to an historic property,*® each successively more
aggressive.

Rehabilitation is defined by the Secretary of the Interior as “the process of
returning a property to astate of utility, through repair or dteration, which makes
possible an efficient contemporary use while preserving those portions and features of the

property which are significant to its historic, architectural and cultural values™®

18 See Appendix A -Glossary

19 Morton, W. Brown. The Secretary of the Interior’s Standardsfor Rehabilitation and Illustrated
Guidelinesfor Rehahilitation of Historic Buildings (Washington, D.C.: U.S. Dept. of the Interior, National
Park Service, Cultural Resources, Preservation Assistance Division, 1992) V.

15



Rehabilitation recognizes the need to update a building’ s structure and mechanica,
electrica and plumbing systems to meet contemporary needs and building codes.

For the purpose of this report, rehabilitation will gpply to properties that are 20
years of age or older. Research conducted by the Nationa Association of Home Builders
suggests that it is within the time period between 20 and 30 years of age, that abuilding
will require improvements because the life span of mgor components will reach an end a
this time and require replacement or repair.° In addition, this report will identify, when
necessary, the particular consderations required of a rehabilitation project that will
impact an higoric building or property.

Specificdly, an historic building is one that islisted on the National Register of
Historic Places, 2! or isdigiblefor listing. A building or property must meet an
established st of criteriato be listed on the National Register and may include those:

= That are associated with events that have made a sgnificant contribution to the
broad patterns of our history; or

= That are associated with the lives of person significant in our past; or

= That embody the digtinctive characterigtics of atype, period, or method of
congtruction, or that represent the work of a master, or that possess high artistic
values, or that represent a sgnificant and distinguishable entity whose
components may lack individud distinction; or

=  That haveyidded or may belikely to yidd, information important in prehistory or

history.?2

20| mproving America' s Housing 13.
21 See Appendix A - Glossary
22 National Register of Historic Places: 36 CFR 60.
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A building digible for ligting on the Nationd Register mugt be at least 50 years of age,
athough an earlier building of “exceptiond importance’ may be entitled. A building
may be listed individually or may be included within a designated historic district. 2
Secretary of the Interior’s Standards for Rehabilitations

Developed by the Secretary of the Interior, the Standards for Rehabilitation serves
asaset of guiddines for ensuring the retention of historicadly significant materias and
features while allowing for necessary repairs or dterations®*. These guideines may be
used to judge the appropriateness of a particular treatment or gpproach. By following
these guiddines, one may ensure the retention of the historic integrity of the structure. It
is not a reasonable expectation for a HFHI &ffiliate to drictly follow the Secretary of the
Interior’ s Standards for Rehabiilitation. The Standards for Rehabilitation are atool that
can ad an afiliate in making judgments regarding the treetment of an historic resource. It
isaqguiddine that may be voluntarily gpplied to arehabilitation project. In addition,
adherence to the Standards for Rehabilitation will serve the partner family asit is often
the qudifier for recdiving Federd and many state historic preservation tax incentives®®
Rehabilitation Applicability to Habitat for Humanity

Thereisasggnificant correlation between HFHI and rehabilitation, as each
performs a strong role in the cause for increased affordable housing. Rehabilitation asa
building treatment alows for properties, once abandoned or derdlict, to be returned to

supply the nation’s housing stock.  Through the efforts of HFHI and the application of

23 5ee Appendix A - Glossary

24 5ee Appendix B- The Secretary of the Interior’ s Standards for Rehabilitation.

5 For more information on preservation tax incentives, please see the succeeding section “Benefits of
Rehabilitation.”
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rehabilitation, fewer families will have to continue to reside in substandard housing
conditions.

Rehabilitation as a preservation trestment option best serves the purpose and
intent of HFHI asit affords the greatest degree of flexibility and adaptability to meet the
needs of the partner family and the design criteria established by the organization. This
trestment recognizes that the structure isin a state of needed repair. It dlows for changes
to meet the intended use of the building, while retaining its higtoric integrity. To meet
contemporary needs, rehabilitation alows for dterations that address current building
codes, materid availability, construction methods and skills, and to meet the demands of

modern homeowners.

Benefits of Rehabilitation within Habitat for Humanity

The primary purpose of Habitat for Humanity isto create affordable
homeownership opportunities. In January of 2000, the organization initiated a campaign
entitled “Building More than Homes: Rebuilding our Communities.” Thistitle invokes
images of community revitaization and renewd. Inredity, thisisafundrasing
campaign that will ad HFHI in an effort to construct more than 100,000 new houses
worldwide. However, Habitat is actudly in a pogtion to perpetuate this theme by
impacting communities themsdves as apart of their fundamenta god of creeting homes.

Through rehabilitation, a greater number of homeownership opportunities may
present themselves by adding exigting structures to the stock of affordable homes
avalable. In addition, thiswork will in turn bear an impact on the communitiesin which
it takes place. Consequently, it becomes not merely a mission of individud property

ownership, but takes on the form of community investment. For that reason, Habitat
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affiliates are in a pogtion to benefit their community through revitaization efforts and
newly redized invesments. Findly, community condition has a bearing on the partner
family who finds themselves living within a particular neighborhood environment. A
property that has been rehabilitated can offer the partner families greater benefits from
the investment in their property.
Benefit to Habitat for Humanity

The firg requirement in creating a homeownership opportunity island on which
to doit. Without overamplifying the process, land is the sole requirement that must be
possessed before one can proceed with the establishment of a building or home.
Higtorically land has been regarded as one of the most vauable possessions; one not
readily given away, available or easily obtained. This becomes particularly true when
trying to build within existing city limits. Undeveloped land is often limitedin
avallability, and land that has not dready been built upon is often much too vauable to
exigting property owners and potential developers. By pursuing homeownership through
the rehabilitation of existing homes, a greater number of opportunitiesin turn become
available. This purauit can serve to expand the exigting supply of affordable housing. In
many cases, afiliates are able to acquire the necessary funding and volunteer [abor, but
undeveloped land is not readily available. Expanding the scope of their Ste acquigition
policy to include digible properties for rehabilitation will increase the number of
opportunities to create housing to meet the needs of their partner families.

Another obstacle faced by HFHI is the stigma associated with the concept of
affordable housing. Often affordable housing advocates are faced with community

resi stance due to an association with increasing crime rates and decreasing property
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vaues. In contragt, “Preservation is popular with the public, and the sengitive reuse of

older buildings|...]"*

can draw support from the community. The preservation or
rehabilitation of arundown, aandoned or derelict building can return it as a contributing
element of the community. The rehabilitation processis visble, tangible evidence of the
positive impact that HFHI can impart on a community.

In the world of non-profits, money can be scare and every dollar must be
dretched to achieve its greatest potentid. Within HFHI, each home is dependent on
monetary contributions primarily for the purchase of land and building materids. The
rehabilitation of an existing structure, with much of the materid in place, ismore
dependent on volunteer [abor, often amore readily available resource for HFHI. In
addition, it is estimated that rehabilitation costs per square foot are often significantly less
than the costs of new construction.?” “Case studies presented at the National Trust for
Higtoric Preservation conference on the ‘ Economic Benefits of Preserving Old Buildings
demondtrated that the cost of rehabilitating old structures generdly runs 25-33 percent
less than comparable new construction. In those cases where the costs are equivaent, the
preservation project provided grester amenities--time saved in congtruction, more space
in ether height or volume, or the right location [....] In addition, rehabilitation oftentimes
bypasses lengthy development review processes, local neighborhood opposition, and
zoning delays.”?® Therefore, an expense comparison between rehabilitation and new

construction demands consideration of both the tangible and intangible costs.

26 Hecht 5

27 Hecht 9

28 Bever, Thomas D. Economic Benefits of Historic Preservation. Readingsin Historic Preservation: Why?
What? How? edited by Norman Williams, Jr., Edmund H. Kellogg, and Frank B. Gilbert. (New Brunswick,
N.J.: Center for Urban Policy Research, 1983) 38.
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Homes congtructed through the HFHI program are highly dependent on volunteer
l[abor. Many volunteer to work on a Habitat project because it is a rewarding experience,
onethat helps others redize the dream of homeownership. Rehabilitation creates a unique
opportunity in which to encourage grester participation by affording volunteers an
opportunity to learn techniques and skills that they can in turn apply to their own
properties. New construction requires varying skills and knowledge in comparison to the
refinishing or the renewa of materid in arehabilitation project. It provides volunteers
with hands on preservation experience, experience that can only be obtained on the job
rather than from the latest home improvement book. Volunteers may be attracted to this
program as they can in turn gpply these learned skillsto their own home. Similarly,
through sweat equity work on their home and other smilarly rehabilitated properties,
members of each partner family can learn the skills and techniques required to maintain
and repair their own home.

Benefit to the Community

Thework of HFHI takes place within existing communities, communities
impacted in some form by the work of the non-profit organization. Because of this
impact, they are in a position to expand their influence beyond the individua partner
family and pogitively extend it to the surrounding community. Rehabilitetion is a proven
cadytic activity, often one project will spur another and so on, creating an exponentia
benefit to the community.

Rehabilitation can greetly serve the community through its resultant economic
invesment. Through rehabilitation, a use will be found for vacant and derdlict buildings.

Not only can this benefit HFHI by expanding the supply of affordable housing, but it can
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aso improve the exiging crime rate and property vaues within the community. Further,
rehabilitated properties become contributing assets as these buildings are reinstated to the
tax roles. If performed in areas serviced by existing infrastructure, Habitat and taxpayers
dike will save money that would otherwise be arequired investment in previoudy
undeveloped land.

Rehabilitation of exiding structures can serve agreat environmentd benefit to the
community aswell. A form of recyding, rehabilitation mantains and utilizes exidting
materids rather than discarding them. “The average new sngle-family home sends about
5% of its purchased materids, or about seven tons per house, to the dump in the form of
wood, shingle, and gypsum wallboard scraps.”?° By refurbishing and reconditioning the
materids of an exiting house, this materid is saved and does not contribute to an ared's
often overburdened landfill. Further, rehabilitation serves to conserve energy and
materias that would otherwise be required to congtruct an entirely new structure.

Land use issues and the threat of sprawl have become an important topic that
impacts more and more communities. Land typicaly becomes a greater economically
viable option the further it is distanced from acity center. In response, land devel opment
has spread further and further from the city center, or core. The resultant sprawl has
created issues ranging from problematic transportation metters, increasing infrastructure
cogts, and theloss of naturd and farmlands. Although land on the edge may be amore
economica option to HFHI and other builders dike, we cannot respongbly continue to

smply abandon or discard deteriorated structures. 1f we continue on this path, we risk

29 Faulkner, Jay. “Historic Preservation The Ultimate Recycling.” North Carolina Preservation. Summer
1995.
21 Sept. 2002 < http://www.presnc.org/learnmore/ournews etter.html> 2.
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leaving a collection of frail communitiesin our wake and eventudly exhaugting alimited
supply of land and resources.

The culturd heritage of a community is no better physicaly represented than
through its architectura feetures. The built environment contributes to a community’s
unique character and sense of place. It can tell an area of itshistory and serveasa
predictor of its future. Preservation and rehabilitation aike ensure the retention of the
identity of acommunity and its resdents. By recycling abandoned or derdlict buildings as
housing, these structures are returned as contributing elements. They no longer risk
becoming holes in the fabric of a community’ s history. Through the initiation of
rehabilitation projects, HFHI can play avita rolein preserving acommunity’s vaugble
cultura resources.

Benefit to Partner Families

The primary focus of HFHI is to provide each partner family with a decent,
affordable place to live. But, ahome is much more than its wdls; its influence expands
beyond the smple physical need for shelter. It can attribute to one' s esteem and sense of
sf worth. Also, when providing afamily with a home, one must look beyond those
walls, and examine the immediate environment and understand its impact upon those
who dwell ingde of it. The community in which ahome is built can serve to provide a
family with amuch needed support network. The home can greetly impact the quaity of
life redlized by itsinhabitants, therefore careful consderation must be given to determine
the benefits a particular home and environment can offer.

The distinctive features and character of an historic or older home often serve to

increase their desirability. Such homes often come from a period of greater design effort
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rather than today’ s mentality of mass production and quick turnkey operations. In
addition, due to the quaity and design of these homes, they may be less obvious as
affordable housing, removing the associated stigma. Providing a partner family with a
home of distinction and qudity can ingtill agreater sense of pride in their newfound
homeownership. The resultant vaue and regard for their property can in turn increase the
likelihood of continua maintenance and upkeep of the property.

Historic homes are not only vaued for their digtinctive character and beauty but are
gopreciated because they are built of solid congtruction and quality craftsmanship. In
contrast, present day construction quality and craftsmanship suffers at the hands of a
quick turnaround, time-is-money mentaity. It isarace to finish congdruction, meet a
completion deadline, and recelve a quick return on the financing and investment in a
building. Buildings have become a dhort-term investment. According to Preservation
North Carolina“Federd tax laws suggest that buildings have lost their economic value
after 31.5 years' reflecting the resultant decreasing value of newly constructed
buildings. Further, today’ s buildings are constructed of inferior materials. Dueto
unavailability, wood is no longer harvested from old growth forests. These older trees
consisted of growth rings spaced closer together leading to a more durable and dense
building materid. Lumber used today comes from young, fast-growing forests,
producing awesaker product. Laminates, veneers, vinyl, masonite and smilar materids
that cannot be refinished or repaired, but require replacement, are more often the norm. 3*
Use of these materials can impact the continuous maintenance codts of the property.

HFHI Partner Families are respongble for the purchase of their home; it is not adonation

30 Faulkner 4.
31 Faulkner 4.
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or handout. The vaue of their homeisimpacted by the qudity of construction and the
superiority of the materials used to build their home. Rehabilitation of asuperiorly
constructed home can help to save on future and recurrent maintenance cogts, especidly
true in the long-term life of the building. Quality congtruction and building materids will
greetly contribute to the quality of the property.

For the partner family, the purchase price of the home is not the only financia burden
they assume upon possession of their property. Maintenance costs, insurance, and taxes
are added to the list of payments they must now make. A rehabilitated property may
offer the new homeowner some relief. In order to encourage the restoration and
rehabilitation of historic properties, government tax incentives have been initiated in
order to compensate and promote such activity. Although federd historic preservation
incentives only gpply to income producing properties, many states have enacted programs
that benefit owner-occupied rehabilitation projects. Because the partner family is
purchasing the home, they are in aposition to benefit from these tax incentives should
they be involved in arehabilitation project.

The terms of the monetary incentives vary by state? Most state incentives offer
either locd property tax abatement or tax credits. At present thirty-seven states have
enacted one or the other form of tax incentives. Exceptionsinclude lowa, Maine, North
Cardlina, Maryland, Missouri, and Virginiain which both forms are available. State
offered abatements provide a period in which increased vauations are frozen during a
specified term, particularly vauable in areasin which loca property taxes are high and
are amuch greater burden than state income taxes. In areas where the oppositeistrue,

tax credits become more vauable.

32 See Appendix C -State Tax Incentives.
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Those seeking the aid of HFHI, do S0 because they require financia assstancein
the redlization of homeownership. These families must meet certain income restrictions
to qudify for thisassstance. As previoudy stated, much of today’s new congtruction
occurs on the edges of a community, due to land availability. Placing alow-income
family on the periphery of acommunity may serve to compound their problemetic
financid Stuation. We are dl familiar with the diché regarding the three most important
factorsin red estate acquigtion: location, location, location. Truly, location can play a
ggnificant role in continuing the beneficid momentum that homeownership can offer. A
family cannot smply rely on their home to meet dl of thelr needs. By providing a partner
family with arehabilitated property, built within the borders of an established
community, they are able to take advantage of an exigting socid infrastructure and other
areaamenities. Thisincludes access to public transportation, schools, daycare, and
employment centers.

Rehabilitation has proven to have a beneficid role in the vitdity and strength of
our communities and the families that inhabit these properties. Through the expansion of
Habitat for Humanity Internationd’ s rehabilitation program, the organization will be able
to take advantage of rehabilitation’s inherent benefits. Habitat for Humanity International
isin apogtion to utilize rehabilitation projects to further promote its objective of
eliminating poverty housing. Rehabilitation, as a building trestment, will enable HFHI to
beneficidly serve the communitiesin which it practicesits misson. Mot importantly,
rehabilitation can amplify the benefit received by Habitat partner families. If the benefits

of rehabilitation are ignored, neglected and derelict properties are destined to become
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dums. In contragt, rehabilitated homes within vital communities will become the vibrant

town centers of tomorrow.
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CHAPTERIV.

HABITAT FOR HUMANITY AFFILIATE SURVEY

A house can have integrity, just like a person.
- Ayn Rand

Habitat for Humanity states that it is able to achieve its objective of providing
affordable housing through both new home congtruction and rehabilitation. However, the
picture of Habitat for Humanity a work typicaly conveysimages of new construction
projects. Individud affiliates may not be incorporating rehabilitation into their project
plans, as there may be prgjudices toward new construction inherent in Habitat’ s program.
Although it is the organization's new congtruction “blitz builds’ *3 that often make the
headlines, we cannot assume that rehabilitation work is limited or does not take place
within the association.

The physcd development of housing by HFHI isinitiated through its many
afilistes. Therefore, we must firg identify the ideology of Habitat affiliates regarding
rehabilitation and understand the extent of its rehabilitation work &t the locd leve. Itis
then that necessary measures required to expand the organization’ s rehabilitation program

can be understood and implemented.

Purpose

The primary purpose of this study was to examine the degree of rehabilitation
activity within the nonprofit organization, Habitat for Humanity Internationa. Secondly,
the intent of the study was to identify the factors that contribute to an affiliate' s

likelihood of rehabilitation involvement. Next, | sought to determine the primary barriers

33 See Appendix A -Glossary
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to the implementation of rehabilitation projects, as perceived by Habitat affiliates.
Finaly, the am of the study was to discover the measures that may be used by Habitat
for Humanity to make rehabilitation a more feasible and advantageous tool for the

provison of affordable housing.

Scope

This research is based upon a survey of Habitat for Humanity affiliates|ocated in
the southern United States, including: Alabama, Georgia, Florida, Kentucky, Louisiana,
Missssppi, North Caroling, South Caroling, Tennessee, and Virginia. As more than
1,500 Hahitat affiliates are active across the United States; the geographic criterion was a
means to limit the Sze of the sample. Further, the sample was limited to affiliates that
work within cities that have achieved Certified Loca Government (CLG)** status. This
sample isintended to be representative of the affiliates located in areasin which the
community and government have exhibited an interest in higtoric preservation and

contain historic resources that may be used for rehabilitation.

Survey M ethodology

According to alist published in 2002 by the National Park Service, there are 396
CL Gs present in the southern United States. Each of these cities was in turn maiched
with the Habitat affiliate that is active within itsarea. The correponding affiliates were
identified through a zip code search of identified cities, available through the HFHI
website. Because many affiliates are respongble for a countywide area (thus severd

cities) and alimited number of affiliates did not readily publicize their contact

343ee Appendix A -Glossary
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information the find target group was reduced to 157 digtinct affiliates. Thisis
aoproximately 10% of dl U.S. Habitet affiliates.

Participation in the survey was voluntary. All survey answers are to remain
anonymous, as dl survey results have been disassociated with any identifying
informeation.

| constructed the survey instrument 3° so that participants could either mark a
provided response to each question, or fill in asingle number. This design was initiated
in order to avoid any complex or open-ended responses with the idea that more
respondents would be willing to answer Smple questions, thus encouraging a greater
response. The questionnaire congisted of nine questions in which respondents could
reply in agreement or disagreement. Three questions required respondents to enter a
numerica response. Findly, asingle question required the subject to indicate each
statement with which they agreed. The subject was aso given an opportunity to provide
additiond information that they did not fed was represented in the survey.

The survey indrument, in conjunction with a cover letter describing the intent of
the survey, was mailed to members of the sample. The survey was directed to the
building committee leader, or other gpplicable member, within each Habitat affiliate.
Participants were asked to respond within a two-week period.

There are two possible sources of error that may have resulted from the
conduction of this survey. Respondents may have experienced a degree of bias towards
information presented in the cover |etter, included to explain the purpose of the research.
For example, one respondent smply wrote a brief opinion regarding the subject matter,

rather than providing a response to the survey questions. In addition, questions included

35 See Appendix D -Habitat Cover Letter and Survey

30



on the survey were not opentended. Respondents were required to indicate a reply within
the congtraints of the provided answers, athough their opinion may not have been
represented.

After the data was collected it was then cal culated to provide the figures used to
determine the percentages and averages cited. | then analyzed the data to make the
following comparisons and comments.

Analysis of Survey Results
Characteristics of Sample

97 of the 157 target affiliates responded to the survey, for aresponse rate of 62%.
For the purpose of this study, the results of the survey will be studied to present an
overdl character of the total Habitat affiliate sample. Further, the results will be divided

to provide a comparison among affiliates currently®® engaged in rehabilitation versus

those who are not.
Table4-1
Current Rehabilitation Activity
Number %

Totd Sample 97 100%
Currently Engaged in Rehabilitation 13 13%
Not Currently Engaged in Rehabilitation 84 87%
Have Never Implemented Rehabilitation Project 44 45%
Have Implemented Rehabilitation in the Pest, but 40 41%

Are Not Currently Engaged in Rehabilitation

The survey results indicate that there are alimited number of rehabilitation

projects. Affiliates currently involved in rehabilitation projects congtitute only 13%

38 Currently- As of October 2002, at the time the survey was conducted
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percent of the sample. Slightly less than haf of the respondents have never implemented
arehabilitation project. Of the remaining affiliates that have performed rehabilitation in
the padt, again nearly haf were not presently involved in rehabilitation.

Table4-2
Project Types

How many homes has your chapter completed since its establishment?

Tota Average
Totd Sample 6217 64
Currently Engaged in Rehakilitation 1051 8l
Not Currently Engaged in Rehabilitation 5166 61

How many of these homes were rehabilitation projects?

Total %
Totd Sample 374 7%
Currently Engaged in Rehabilitation 162 18%
Not Currently Engaged in Rehabilitation 212 5%

In total, rehabilitation projects represented only 7% of al completed Habitat
projects. Although the percentage of rehabilitation projects within asingle afiliate was
typicaly 10% or less, afew respondents skewed the result. For example, a sole Habitat
affiliate had only completed rehabilitation projects. In fact, the affiliate reported thet it
had rehabilitated over 70 properties.  Affiliates currently involved in rehabilitation
exhibited a greater number of past rehabilitation projects, at 18% of their tota in contrast
to only 5% of those not currently engaged in rehabilitation.  This suggeststhet affiliates
that have engaged in rehabilitation in the past are more likely to continue to do so. These
affiliates have likely developed a program and the necessary resources required to engage

in both new congtruction and rehabilitation
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Table4-3
Work Environment

What type of environment does most of your work take place?

Urban % Rurd %

Totd Sample 56 58% 41 42%
Currently Engaged in Rehabilitation 6 46% 7 54%
Not Currently Engaged in Rehabilitation 50 60% 34 40%

A total of 56% of al respondents performed the mgjority of their projects within
an urban environment. Of those currently involved in rehabilitation, only 46% worked
within an urban area. Rehabilitation may be more prevaent within rurd environments
due to the excessve costs and property values encountered in urban environments.

Table4-4
Dedication to New Construction

Isyour chapter dedicated to only building new houses?

Yes % No %
Totd Sample 62 64% 35 36%
Currently Engaged In Rehailitation 2 15% 11 85%
Not Currently Engaged In Rehabilitation 60 71% 24 29%

Affiliates that daim to have committed themselves to congtructing only new
homes represent 64% of the sample. As anticipated, affiliates not engaged in
rehabilitation exhibited a much higher rate of dedication to new congtruction, at 71%.
Surprisingly, of the sample currently involved in rehabilitation, severd aso expressed

their dedication to new congtruction projects. Habitat affiliates have developed aformula

33



for new congtruction that can be repeatedly applied. Because of their familiarity with this
approach, rehabilitation is overlooked or ignored atogether.

Table4-5
Site Sdlection Committee Activity

Does the Site Sdlection Committee actively pursue properties for rehabilitation?

Yes % No %
Totd Sample 15 15% 82 85%
Currently Engaged In Rehatilitation 7 54% 6 46%
Not Currently Engaged In Rehabilitation 8 10% 76 90%

In total, only 15% of the affiliates have members of their Site Sdlection
Committee who actively pursue rehabilitation opportunities. Affiliates actively involved
in rehabilitation expectedly indicated a gregier leve of interest in rehabilitation
opportunities as 54% had committee members who actively pursued rehabilitation. In
contradt, affiliates not currently engaged in rehabilitation rarely pursued properties for
rehabilitation.

Table 4-6
Involvement with Higtoric Presarvation

Has your chapter ever done work within a designated historic district?

Yes % No %

Totd Sample 27 28% 70 72%
Currently Engaged In Rehabilitation 6 46% 7  54%
Not Currently Engaged In Rehabilitation 21 25% 63 75%

Has your chapter ever worked with or received assstance from an Historic Preservation
Organization?

Yes % No %
Totd Sample 7 % 90 93%
Currently Engaged In Rehakilitation 2 15 11 85%



Not Currently Engaged In Rehabilitation 5 6% 79 94%

Has your chapter ever taken advantage of either Federal or State Historic Preservation
Tax Incentives?

Yes % No %
Tota Sample 0 0% 97 100%
Currently Engaged In Rehabilitation 0 0% 84 100%
Not Currently Engaged In Rehabilitation 0 0% 13  100%

The survey specificaly targeted affiliates that worked within areas that contained
historic resources. Of the total sample, only 28% had performed work in an historic
district.3” Of those, 22%% were new construction projects, and only 6% were rehabilitation
projects. A small percentage of the sample, only 7%, had worked with an historic
preservation organization. However, the survey does not indicate the role the
organization played, whether they offered assstance or assumed an adminigtrative
function.

Table4-7
Volunteer Training

Does your chapter offer any form of technical congtruction training for volunteers?

Yes % No %
Totd Sample 45 46% 52 65%
Currently Engaged In Rehabilitation 4 31% 9 6%
Not Currently Engaged In Rehabilitation 41 49% 43 51%

If yes, how often do you offer volunteer traning?

Tota % of yes respondents

Annudly 4 9%
Biannudly 4 %
Quarterly 5 11%
Monthly 1 2%

37 See Appendix A - Glossary
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Weekly 6 13%
On Site-Daly 12 27%
As Needed 12 27%

If no, would you consider the introduction of a volunteer/homeowner
training program?
Yes % No %
Totd Sample 46 47% 51 53%

Data Associations

Another purpose of the affiliate survey was to identify the leading factors that
indicate an affiliate' s probability of involvement in rehabilitation.®® A multi-variant
anadysis, using ordinary least squares (OLS) linear regression, was conducted because
these factors may be correlated. Because the dependent variable, i.e. whether an afiliate
is currently engaged in rehabilitation, is limited to the values of O or 1 for ayesor no
response, the OL S assumptions are violated. A logistic regression was performed to
correct for this. However, because logistic regressons are non-linear, it is much more
difficult to interpret the coefficients. In response, the logitic regression is reported and
discussed. The sgns and significance leves of the coefficients are generdly smilar
between the two techniques®® suggesting that the results are strong. Table 4-8 presents

the correlations for the demographic variables.

Table 4-8
Parameter Estimates

Parameter Standard

38 See Appendix E- Chart 1, Variables Associated with Affiliate Involvement in Rehabilitation
39 Marginal effects calculated from the logistic regression using median values of each variable asa
baseline also suggest asimilar relation asthe OL S regression.
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Varigble DF Edimate Error tVdue Pr>ft|

I ntercept 1 017842 0.14653 1.22 0.2267
Age 1 0.00637 0.00819 0.78 0.4385
Urban 1 -0.05418 0.06826 -0.79  0.4295
HomesCompl eted 1  0.00010832 0.00028319 0.38 0.7030
*%Rehab 1 0.40326 0.22145 1.82 0.0721
*DedicateNew 1 -0.12775 0.07723 -1.65 0.1017
*SiteSelection 1 026121 0.10314 2.53 0.0131
HigtoricDigt 1 0.04626 0.07668 0.60 0.5479
*Techn.Training 1 -0.11352 0.06694 -1.70 0.0935
DependencyL abor 1 -0.05950 0.08436 -0.71  0.4825
DependencyMatFund 1 -0.00471 0.07627 -0.06  0.9509

The active purauit of rehabilitative properties by an affiliate’ s Ste selection
committee provided the strongest indication of future rehabilitation activity. The work of
the site sdlection committee is the first step in securing a property for a Habitat project. If
the committee has limited its scope to identifying only vacant property for new
congtruction, there is very little opportunity to locate an existing structure for
rehabilitation. Affiliates that responded negatively to this question, but have performed
rehabilitation in the past, suggests that they have only done so because a rehabilitation
project was presented to them. Obvioudy, this goproach will gregtly limit an affiliate’ s
ability to secure properties for rehabilitation.

The percentage of totd rehabilitation projects completed by an affiliate sgnas an
increesed likelihood that the affiliate will continue their involvement in rehabilitation.
Therefore, the greater an affiliate’ s past involvement, the greater the probability of their
future involvement in rehabilitation. An effiliate that has completed a number of
rehabilitation projects has had an opportunity to accumulate experience that will serve
them in future projects. They have been able to overcome theinitia hurdles of

rehabilitation, determine which approaches work best, and have redlized a formula that
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can be applied to rehabilitation projects. In contragt, affiliates that have completed a
smaller percentage of rehab projects or have no rehabilitative experience may be deterred
by the possible challenges of rehakilitation.

Whether an dfiliate makes technicd training avalable to its volunteersis a
negative indicator; however, it isonly margindly sgnificant. Therefore, an effiliate thet
offerstraining isless likdly to engage in rehabilitation projects. From this information, it
can beinferred that HFHI affiliates are not likely to train on preservation issues rdating
to the kills and techniques required of rehabilitation. More likely, training focuses on
basic congtruction techniques; that isto show volunteers genera labor practices.  This
would indicate an gpproach more oriented to new congruction. If an affiliate does have a
technical training program in place, they are less likdy to find someone to provide the
specidized training required of rehabilitation.

Many affiliates have decided to forgo rehabilitation opportunities altogether and
have dedicated themsalves to new condruction. Again, this varigble bears little
ggnificance in the study. Expectedly, there is a negative association between this factor
and an afiliate s probability of future involvement in rehabilitation. Many dffiliates have
found a dtrategy that they believe meetstheir goals, one that only incorporates new
congtruction. Just as this report points out, there are many perceived complications
associated with rehabilitation. These barriers can deter an affiliate from pursuing
opportunities outsde of a practice, “new congtruction”, that they are familiar with and
competent in achieving.

Andysis of the data indicated that the environment in which an afiliate works

does not influence rehahilitation activity. In fact, an urban environment was a negetive
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indicetor, dthough not significantly different from zero. Thisissurprisng asit was
surmised that a more urban environment, in combination with land restrictions, would
present greater opportunities for rehabilitation projects. This would suggest that the
affiliates who indicated work within a more urban environment did so in aress thet are

not so densaly built-up that there is not room to grow. However, the andlys's suggests
that random sampling differences aone could have produced the observed data; therefore
dight variations in the sample would produce different results.

The age of the afiliate did not indicate an increased probability of involvement in
rehabilitation. The dataillustrated that age is not a significant factor. The origina
hypothesis of this report was that the older an affiliate is, the greeter their level of
involvement in rehabilitation. It is suspected thet there is atrend among newly organized
affiliates to dedicate themselves to new congruction, disregarding rehabilitation
atogether. Rather, the data does not significantly support areationship between the age
of the effiliate and the future leve of rehabilitation activity.

The data analysi's suggests that the probability of future involvement in
rehabilitation is highly dependent on the philosophy of the individua Habitat affiliate.
The leading indicators - activity of the Site selection committee and the percentage of
completed rehabilitation projects- exemplify an efiliate sinternd interest in
rehabilitation. Therefore, the percelved vaue of rehabilitation is amatter of ideology
generated by the members of the HFHI affiliate.  For that reason the dividing wall
between affiliates that engage in rehabilitation and those who do not is the conscious

choice made by an &ffiliate to incorporate rehabilitation into their misson plan.  Itis
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only then that an effiliate will be able to initiate the measures necessary to overcome the
perceived barriers to rehabilitation.

Andysds of thelevd of renabilitation activity among Habitat affiliates indicated
that rehabilitation has assumed alimited role in the organization’smisson. Thereisa
particular bias within HFHI that favors new congtruction over rehabilitation. More than
any other factor, the inherent bias has impacted an ffiliate s willingnessto engagein
rehabilitation as a part of ther building program. Members of the Habitat affiliates must
firgt recognize the benefits of rehabilitation and conscioudy develop a plan to overcome
the inherent barriers to rehabilitation before it can be included as a viable part of the

organization's gods.
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CHAPTER V.

BARRIERSTO REHABILITATION
| want a house that has got over all its troubles. | don't want to spend the rest of my life bringing
up ayoung and inexperienced house.
- Jerome K. Jerome

The benefits of rehabilitation, as an affordable housing tool, are numerous.
Advantages accrue to Habitat for Humanity Internationd itself, aswell as enhancing the
communitiesin which they build. Most importantly, rehabilitation projects can provide
vauable support to partner families even as they provide homeownership opportunities.
However, the many obstacles that rehabilitation present can inhibit an afiliate’s
willingness and desire to pursue rehabilitative type projects.

The perceived barriers®® and difficulties associated with rehabilitation have often
made it a secondary choice among Habitat affiliates as a means to provide housesto its
partner families. Although congtructing ahome is not an easy process, in truth
rehabilitation is no less complicated. Rather, affiliates have established aformulafor new
congtruction, aformula that has proven to be very successful toward Habitat’sgoa. This
formula has created a boundary in which many affiliates operate, a boundary which many
are not comfortable venturing outside of.

In contrast to new congtruction, rehabilitation presents a set of unknown variables,
each of which can change with the Sart of every new project. These variables can serve

asmgor barriersto the implementation of rehabilitation as a means to create affordable

housing opportunities. By andyzing each barrier, a set of recommendations can be

40 See Appendix E- Chart 2, Barriersto Rehabilitation, As Perceived by HFHI Affiliates
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developed to diminish the problems and complications associated with rehabilitation
work.

The barriers to rehabilitation, presented in this report, were deduced from an
evauation of the measures involved in new congtruction compared to rehabilitation. A
new construction project can be planned from the very beginning, with near limitless
possihilities as to the direction and design of the project. In contragt, rehabilitation must
occur within the confines of an existing structure. Rehabilitation can present unique
chdlenges due to the demand for specidized skills and the possible presence of
hazardous materids.  Also, current public policy, building trends and consumer activity
suggest a greater preference for new homes as compared to a rehabilitated older property.
Evaluation/Assessment of Rehabilitation Work

The uncertainties associated with rehabilitation ranked as the leading inhibitor, at
54%, among affiliates who responded to the survey. At first glance, any rehabilitation
project can appear quite daunting due to an unclear approach and scope of work. Exactly
how to assess a building’ s condition and the work required to shape it to a partner
family’ s needs can be a complicated process. Additiondly, the gpplication of building
codes and other building regulations, or the presence of hazardous materias can create a
ggnificant hurdle in the rehailitation process.

In contrast to rehabilitation, the plans for anew construction project can be
provided to an &ffiliate, with every single step enumerated and clearly defined, removing
many of the unknowns that may be associated with arehabilitation project. A project can
be initidly designed with building codes and locd ordinancesin mind. With the plansin

order, the project can easily be estimated and the project planned from start to finish. In
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order to place rehabilitation on an equa footing with new condruction, asimilar
gpproach, one that provides an affiliate with a comprehensive rehabilitation work plan,
must be developed.
Property Assessment

Providing &ffilistes with the resources to dlay the uncertainties associated
with rehabilitation is key to making it amore compatible Srategy. There are severd
unknowns thet an affiliate may encounter when first evauating a property and planning a
rehabilitation project. Firdt, the property must be reviewed in order to assessits condition
and the extent of work required. Secondly, once the project scope isidentified, a cost
estimate must be developed. Lastly, one of the more challenging aspects of a
rehabilitation project is being able to decipher the varying codes and their applicability to
the specifics of arehabilitation project.

Once members of the Site Selection Committee identify a potentia property, the
Building Committee must agree and accept the recommendation before the property is
acquired. Before the recommendation can be made, the property is examined to
determine its present condition in order to determine the extent of work required and its
feaghility. Thiswork must ensure that the building is returned to a state of Utility, thet it
will meet the needs of the partner family, and that it meets the primary specifications of a
Habitat home. To achieve this end, one must be able to fully understand the work
required in order to prepare a comprehensive work plan.

Habitats for Humanity Internationd affiliates operate through a committee
system. An gpproach available to the affiliates would be to establish a rehabilitation sub-

committee under the direction of the congtruction committee. Incorporating a
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rehabilitation subcommittee would dlow for the integration of a group that would
specidize in the particular demands of a rehabilitation project. Specidization would
alow the subcommittee to develop an area of expertise that could be built upon past
experience and developed for the promotion of future rehabilitation projects.

A formulated gpproach to the evauation of a property will arm Habitat affiliates
with the knowledge to make informed decisions. A detailed step-by-step procedure
should be developed that provides &ffiliates with a clear, consstent gpproach for
evauation of the property. This should include a comprehensve lig of the dements that
may be encountered and should be evauated when determining the existing condition of
the structure as well as the ensuing scope of work. A formulafor evaluation can be
gpplied in the tructure of asurvey form. A form should be manufactured so as to serve
asa st of directions providing the surveyor with a detailed outline of what specific
dements should be investigated.**

Another sep available to minimize this barrier to rehakilitation would be to enlist
the kills of professonals experienced in rehabilitation work. A thorough inspection can
provide information regarding the condition of the property and the degree of required
repair, replacement, or rehabilitation. Most importantly, an ingpector can provide an
andyds of the structure and systems of the property that are not evident without
extensve investigation. A practiced home ingpector can identify serious conditions or
identify those that are Smply cosmetic in nature. For example, cracking plaster walls
need to be analyzed before it becomes clear the best approach for repairing them. Also,

one must determine the potential source of a problem cregting a Stuation that requires

1 This form would have to be specifically tailored to the individual needs and conditions found within the
varying localities of Habitat affiliates.



constant maintenance or repair. This is where knowledge and experience is key to the
successful rehabilitation of aproperty. A qualified inspector may seem an excessve
expense, paticularly in light of the budget restraints that dready exist within the
parameters of a non-profit project. However, an accurate and thorough inspection will
trandate into a valuable investment in the property and may serve to reduce or diminate
unexpected costs.
Cost Estimation

Once a property’s condition is eva uated and a qudified inspector performsan
assessment, the resultant information can be used to develop a cost estimate. The
ingpection will provide details as to the scope of work required of the project, as well.
Once again, aformulated approach will best serve an ffiliate in creeting an accurate cost
andyss. Theinformation from the evaluation and ingpection can be transferred to a
worksheet that will dlow for easy tabulations. A number of congtruction estimating
software packages are currently available (severa specificaly for renovation and
rehabilitation work) which might be highly valuable as atodl in the rehabilitation
process. The estimating software will provide necessary formulas for caculating costs
and will take into consderation materias, equipment, and labor requirements. In
addition, this materia can be utilized to predict productivity levels of the [abor, or
volunteers, in order to create awork schedule. Lastly, the information can be easily
updated to reflect a particular region’s price scale and cost fluctuations.

Often, congtruction projects run over budget and extend well past estimated time
schedules. According to aHFHI internal document, there are three primary sources for

deviationsfrom an origina project estimate: “unexpected costs, inaccurate estimates and
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changesto the origind plan.”*? Historica datais a valuable resource to suppress any
derivations from the initid budget. By analyzing experience and information from past
projects, Habitat affiliates can anticipate and plan for any surprises. Also, alowances
within a project budget can dlocate funds for areas in which past projects have indicated
apatern of cost overages. Findly, within HFHI, “Changes to the origind plan often
result from a set of standards that looked good on paper but fell short in use.
Acceptability standards should be reviewed and refined following the completion of any
home where the origina plan was not followed.”*3
Building Codes

There are three primary model building codes that have been adopted in the
United States. The Nationa Building Code, in the Northeast and Midwest; the Uniform
Building Code, in the western U.S; and the Standard Building Codes, in the South.
Initidly, these codes contained no specidized requirements relating to any form of
congtruction work within an existing building. In response, the U.S. Department of
Housing and Urban Development (HUD) developed a set of Rehabilitation Guidelines, of
avoluntary nature, for building rehabilitation to serve state and loca governments. “The
three mgjor building code organizations now include specific provisonsfor rehabilitative
congruction in their modd codes. In fact, two modd code organizations are currently
publishing portions of the Guidelines as appendix materid.”** However, astudy
conducted by HUD, titled “ A Nationa Survey of Rehabilitation Enforcement Practices’

found that the enforcement of rehabilitation regulaionsis “non

42 Cathell, Drew. Rehab Workshop Handout. Internal Document. Habitat for Humanity. 4

*3 Cathell 4.

44 U.S. Department of Housing and Urban Development. A National Survey of Rehabilitation Enforcement
Practices. (The Department of Housing and Urban Development: Washington, D.C., 1998) iii.
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uniform....unpredictable...and arbitrary.”*® Specific building codes and their
enforcement can vary from regulatory agency to regulatory agency, making it difficult to
incorporate code requirements into the planning phase of a rehabilitation project.

Due to their complexity and variances, building codes can serve as alarge source
of confusion when planning or determining the scope of work required of a rehabilitation
project. There are severd building codes in effect and these can vary by locdlity, asa
municipaity may adopt these codes in part or add their own provisions. Often, these
codes are subject to the interpretation and enforcement of loca regulatory agencies.
These practices have shaped an unpredictable gpplication of building codesin regard to
the specific requirements of rehabilitation. This has resulted in the incurson of
additional project expenses, an exceptiond concern within the fidd of affordable
housng.

Despite the difficulty associated with ensuring thet rehabilitation occurs within
the parameters of government building regulations, there are severd measuresin which a
HFHI affiliate may better manage this experience. In fact, an affiliteisin avauable
position to influence the building code procedures gpplied by their locd regulatory
agency, asthe Habitat affiliates themsalves are organized and involved within specific
geographic boundaries. There are a severa innovative tools that are being adopted by an
increasing number of code adminidration offices, tools avalable to mitigate the
uncertainty and incong stency associated with the application of building codes. These

tools include the pre-application/pre-development review of a project, creation of specia

45Harttis, David B. Smart Codesin Y our Community: A Guideto Building Rehabilitation Codes
(Department of Housing and Urban Development, Prepared by Building Technology Inc. Washington D.C.,
2001) 7.
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revitalization districts, training programs and informative materials*® and discounts
available to non-profit organizations.
= Pre-gpplication/pre-development reviews of potentid rehabilitation projects-
“These prdiminary meetings adlow the code enforcement officids and the
development team the opportunities to discuss code requirements and
regulaion early in the project and to assess the impact of new code
requirements and any specific codes that a community has adopted on the
proposed project.”*’
= Specid revitdization didricts- to encourage revitaization within targeted areas
of acommunity, the planning department may dlow for some flexibility
regarding code gpplication within specified digtricts. For example, in the City
of Oakdde, Cdifornia, within aspecid revitdization didtrict, “there are older
buildings not on the federd register but with historical Sgnificance. Hexibility
with building codes [has been] dlowed with some variation on codes but not
the codes that dedl with life safety issues, including seismic upgrades.™®
= Traning programs and informative materias- in many communities,
enforcement agencies have offered training seminars to professonasinvolved
in the congruction fidd, in an effort to carify building code regulaions.

Ancther resource available is the many published materids, in the form of

brochures, magazines, and videos, regarding the permit and building process.*°

46 U.S. Department of Housing and Urban Development. A National Survey of Rehabilitation Enforcement
Practices. (The. Department of Housing and Urban Development: Washington, D.C., 1998) I X-XX.

" National Survey 9.

“8 National Survey 53.

49 National Survey 56.
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= Discounts available to non-profit agencies- in an effort to encourage
rehabilitation, and to support the efforts of a non-profit group, the regulatory
agency may choose to wave the permit and ingpection feesincurred by
qudifying organizations.
If these tools are not offered by the local regulatory agency, an dffiliate may initiste a
dia ogue between themsdlves and code enforcement officias to develop ardationship
that would fogter the implementation of these tools.
Historic Preservation Zoning Ordinance and Commission Review
Development that occurs within a designated historic district may be subject to an
historic preservation overlay zoning ordinance. Similar to base zoning ordinances (used
to regulate land uses) thislegd tool is used to protect and maintain the integrity of
historic resources. The historic preservation ordinance serves to establish adesign
review procedure for work that will impact individudly designated historic properties or
higtoric digtricts. Within the digtrict, before a permit isissued, the board of architectura
review must gpprove any work that entalls:
= Changesor dterations to the exterior of a building or Structure;
= Thedesgn of infill congruction or an addition made to an existing historic
building or gructure;
= Moving abuilding or sructure;
= Demoalition of abuilding or sructure;
The intent of the board of architectural review isto ensure that any work that takes place
within the higtoric digrict will not threaten the historic integrity of a Sngle component or

the digrict asawhole.
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Similar to the requirements that result from building code regulations, the
proposed rehabilitation plan, for a project within a preservation zoning ordinance, that is
developed by a Habitat ffiliate is subject to the review of aregulatory authority. Agan,
by involving the agency in the preconception phase of the plan, the project will incur
fewer obstacles during the architectura review process. Staff members of the board of
architecturd review are an available resource for this process. Because the god to
maintain an historic property is mutud, an affiliate may aso incorporate the advice and
experience obtainable from loca or state historic preservation organizatiors.

Liability of Hazardous M aterialyM aintenance | ssues

Thereisameasure of assumed risk when pursuing arehabilitation project.
Apprehension can arise from the potentia discovery of underlying problems and
impending ligbility. The threat of hazardous materias and difficult maintenance issues
can greetly contribute to this anxiety. In truth, these factors are an important
condderation as they may negatively impact the investment made by the partner family,
and of even greater concern, could pose a hedlth risk to the inhabitants. Further,
hazardous materids can result in great expense resulting from the strict regulations
governing their removal. Indicated by 51% of the sample, Habitat affiliates recognized
the potentia for hazardous materias and maintenance issues as a serious impediment to
rehabilitation.

Hazardous Materials

The mere consderation of hazardous materials should not strike fear or even

induce panic. In fact, the presence of these materials, alone, does not dictate extensive

removal efforts. The treatment for hazardous materids is managesble. There are
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proactive steps that can be undertaken by the Habitat affiliate to dleviate thisrisk. Also,
many innovative technologies have become available to dleviate the expense associated
with the abatement of hazardous materials.

Proactive measures, initiated during the acquisition phase, will best serve the
HFHI affiliates, by dlowing them to assuage the leve of risk prior to ownership. Before
entering into a contract, the seller must provide full disclosure regarding the condition of
the property. The Sdler’s Disclosure Statement will specify a period of time in which the
buyer may have the property inspected as a condition of find enactment of the purchase
contract. Thisisanother phase of the project where a qudified inspector will prove a
worthwhile investment.  An experienced ingpector will first be able to identify the
presence of materials that may pose arisk. Secondly, the condition of these materids and
the degree of abatement measures can be determined from this evauation. Findly, this
information can be used to cdculae if the rehabilitation of the building will remain
feasble in consderation of the condition of any hazardous materias. It isimperative that
the condition of environmenta hazards is ascertained before construction begins so that
an affiliate will not encounter excessive codts that will impair the completion of the
project. Also, the rehabilitation work itsaf can be planned so that interference with
hazardous materials can be limited.>°

In order to counteract the concern regarding potentia hazardous materias,
affiliates can best arm themsalves with information on how to dedl with these materids
should they be encountered. In the field of rehabilitation, the leading environmentd

hazards include radon, asbestos and lead paint. By identifying these areas of potentia

0 Taylor, Martha. “Ask the Right Questions, Get it in Writing.” Bright Ideas (Summer 2002) 14.
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impact, aguide or manua can be developed to provide affiliates with the tools to direct
their actions in the abatement of hazardous materias.

Radon, a colorless, odorless gas can enter a home through surrounding soil.
Homes located on a basement are often more at risk. Exposure to this gas can pose a
hedlth risk, asit is carcinogenic and can cause significant damage to the lungs. Testing
for radon is actudly inexpensive and can be done very quickly using a sdf-purchased
testing kit. There are avariety of methods available to treat a home that is subject to
radon; the trestment method is typicaly dependent on the foundation type. Treatment
may involve the smple sedling of cracks and openingsin the foundation, improving and
increasing ventilation, and the use of piping and fansto direct the gas away from the
home. Expensesrelated to trestment are not excessive, asit is estimated that the costs for
installation of these treatments by a contractor can run $800 to $2,500, with an average
cost of $1,200.>* The Consumer Federation of America, a non-profit organization, has
edtablished the Radon Fix-it Program as a means to encourage the testing and treatment
of radon in the home. Operated in cooperation with the EPA, this program provides free
information and assistance for the mitigation of excessive levels of radon. °2

The hedth risks associated with asbestos have received great notoriety. Although
vaued for its durability, inhaation of asbestos fibers can result in cancer of the lungs or
stomach. The presence of asbestos in the home does not necessarily pose an immediate
or direct threat to the well being of its occupants, nor doesit require extensve removal
efforts. If the asbestos containing materia isin good condition, it is actudly best to leave

the material intact and undisturbed, as remova of the materia may prove a grester risk.

°1 U.S. Environmental Protection Agency. Consumer’s Guide to Radon Reduction. (Cincinnati: NSCEP,
2003)
%2 Consumer's Guide to Radon Reduction
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Damaged materials may be treated with a sealant or covered with an dternate meteria to
prevent the release of asbestos fibers®® A survey of code enforcement officials revealed
that removal of asbestos was only required 32% of the time, while abatement was more
common at 51.3%.>*

Homes constructed prior to the late 1970’ s are suspect for the presence of lead
paint. Exposure to lead paint, in the form of dust or paint chips, can lead to impairments
of the body or even brain damage; children are a particular risk. Similar to asbestos,
paint in good condition should not be removed. Trestment options for lead paint include:

= Encapsulation gpplication of an impervious coating as a barrier to the lead paint;

= Enclosure- gpplying alayer of dternate materid over surfaces containing lead paint;

= Paint remova- requires stripping of lead paint followed by repainting;

= Component replacement- remova and substitution of original building materials.®

Hazard abatement requires trestment of surfaces that have deteriorated and present a

hazard. Full remova of the materid is not necessary. In the case of deteriorating paint,
rather than full remova, amore economica mitigation option isin-place management of
the hazard. Using an encapsulant or enclosure will dlow the retention of architecturdly
contributing eements, rather than removing building materids in an effort to remove the
lead paint. Encapsulation dlows the materid to be treated in place through the smple

application of anon-toxic polymer using standard painting tools, aroller or paintbrush. *°

33 « Ashestosin Your Home.” U.S. Environmental Protection Agency. 20 Sept. 2002
<http://www.epa.gov/asbestos/ashome.html >

>National Survey 37-38.

Livingston, Denniset al. Lead and Historic Buildings: Training Manual (Springfield: Illinois Historic
Preservation Agency, 2000) 8-2 - 8-3.

%8 |_jvingston 8-2.
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The presence of hazardous materias does not dictate absolute remova. Thereis
undue anxiety associated with the subject, so that the possibility immediately draws
images of costly and extensive removd. Rather, the required treatment is dependent on
the condition of the materids. In actudity, remova may prove more hazardous than
smpler mitigation measures that leave the materid in place. It isimportant to train
homeowners in the maintenance of these materias to prevent deterioration and the
resultant increased hazards. Familiarizing themsdves with the requirements and options
available to handle hazardous materids, affiliates will be better prepared to evauate the
feadhility of arehabilitation project.

Maintenance | ssues

With homeownership comes an assumed respongbility for the continued
maintenance and repair of the property. Homeowners must either possess the skillsto
make repairs themselves, or possess the resourcesto hire a professiona to make the
repairsfor them. In either case, members of the partner family must be informed and
trained in this aspect of homeownership.

Members of the HFHI partner families are required to perform swesat equity asa
qudlifier for receipt of a Habitat home. This process not only serves asaform of
financid investment, it aso serves as ateaching tool. According to a Habitat homeowner
survey, conducted by HUD, “Like training in repairs and maintenance, homeowners
Swedt equity invesments. . .had invariably made them more comfortable with and
n57

proficient at, the maintenance responsbilities that accompany home ownership.

Further, specidized training workshops will better prepare the families to meet the

" Applied Real Estate Analysis, Inc. Making Homeownership A Reality: Survey of Habitat for Humanity
International (HFHI), Inc. Homeowners and Affiliates. (Washington, D.C.: U.S. Department of Housing
and Urban Development, 1997) 59.




maintenance needs of their home. Already, the mgority of HFHI &ffiliates incorporate
maintenance training in the preparation and orientation that each partner family must
undergo prior to inhabiting their new home. These same skills will serve a partner family
whether they have congtructed a new home or completed a rehabilitation project.

A bendfit of occupying arehabilitated home is the improved qudity of
congtruction that often characterizes an older property. Materids of arehabilitated
property are more likely to be of a nature which can be reconditioned and repaired, rather
than replaced. This means reduced replacement costs in the form of materids, and
repairs that will be better suited to the skills of the partner families themselves.

In the case of more costly repairs, the homeowners must be prepared for the
eventudity of these expenses. A home is an ongoing investment, whether newly
constructed or an older property. The replacement of building components, such asa
heating/air- conditioning unit or the roof, should ultimately be expected during the long-
term habitation of ahome. An option would include the establishment of an escrow
account, as astipulation of the mortgage, which would alow funds to be set asde for
future maintenance.®® Habitat affiliates typically maintain an ongoing relationship with
the homeowner. This relationship can be used to administer an escrow account and assst

in the planning for Sgnificant maintenance issues.

Volunteer Skill/Training

To create affordable homeownership opportunities, Habitat for Humanity relies
heavily on volunteer participation in order to greatly reduce the cost of their work. The

levd of skill and experience of those volunteers can impact their degree of effectiveness

58 Cathell 5.
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on aproject. The Habitat affiliate survey indicated that 40% of al affiliates viewed
volunteer skill and training as a Sgnificant barrier to the implementation of rehakilitation.
However, this agpect can be influenced through the utilization of training programs and
effective project planning.

Volunteer Training

Of the affiliates surveyed, 46% indicated that they did offer aform of technicd
training to its volunteers. The frequency ranged from daily (for each project), monthly,
quarterly, biannudly, and (most often) as needed. Interest in establishing technical
training for volunteers was high; as 75% of the afiliates, not offering training, indicated
that they would consider doing so. The benefit of establishing aformd effiliate led
technical training program for Habitat volunteersistwofold. Firgt, atraining program
can serveto atract agreater level of volunteer participation. Training will offer
volunteers the opportunity to learn skills and techniques that can than be applied to their
own property. Secondly, members of the partner families can utilize these skillsin order
to ensure the continuous maintenance of their own homes.

To initiate atraining program, an dfiliate mugt firgt identify the skills needed.
Affiliates should call upon past experience to determine where skills are deficient and
what skillstraining would be of the greatest benefit. Andlysis of a rehabilitation project
will identify the tasks that best lend themselves to volunteer labor. Workshops can be
conducted to address these tasks, individualy or grouped by relevance. A workshop
format, rather than on sSte training, will increase efficiency asit will serveto inform a

larger number of volunteers rather than those involved with a specific project. The
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frequency will be dependent upon an individud affiliate’ s need and the number of
projects they areinvolved in.

Just as HFHI houses are sponsored by groups, so too, can Habitat workshops.
Commerciad companiesthat are vested within a particular aspect of rehabilitation may
offer demongrations and informative lectures. For example, acompary that markets
paint remova products could demongtrate the means by which to remove old paint, dedl
with lead paint and prepare surfaces for paint application. In return, they are ableto
market and demongirate the effectiveness of their products to alarge audience. This
practice is common in other professiond fields as companies often provide continuing
education opportunities while explaining the benefits of their products.  State Higtoric
Preservation Offices or local preservation organizations are also a vauable resource for
technicd training.

Project Planning Using Volunteer Labor

Another obstacle associated with volunteer labor is how to most effectively
use this labor force within the scope of arehabilitation project. Larger scale and/or
lower Kkill tasks may lend themselves more to the qudifications of a volunteer
force. Thosethat require alarge degree of skill and knowledge, such asthe
ingtalation or repair of mechanica systems, are best |eft to professondly skilled
tradesmen. Thisisasmilar goproach used by affiliates engaged in new
congtruction projects. By andyzing the work plan and cresting alabor Strategy,
volunteer |abor can play asgnificant rolein a Habitat rehabilitation project.

There are varying stages of a project in which volunteer participation is best

suited, according to a Habitat for Humanity International rehabilitation worksheet:
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“There are three digtinct stages in every rehab task. Removal, preparation and
replacement. The skills, tools and Size of workforce varies with each of these,
?Remova - low ill - high safety concerns
? removing shingles, plagter, Sding
? good family and large group involvement
? part of every group moves debris out of the house
?Preparation - high skill - small numbers
? draightening wals for [sheet]rock
? preparing subfloor for floor covering
?minimd family involvement
?Replacement - varying kills more like new
?mogt like new if prep was done right
?varying family involvement™®
Although the particular aspects of a rehabilitation project will vary with each job, the

sequence of work can be systematic. Therefore, once an affiliate is able to match

volunteer skillswith each potentia component of the job, this formula can repeatedly be

applied.

Desirability of Rehabilitated Property versus New Construction

Thereis aperception that newly constructed homes are more highly vaued by
Habitat partner families, as rehabilitated properties are viewed as “used” homes. The
affiliate survey revedled that 45% of the sample considered new congtruction amore
preferable housing option compared to rehabilitation. This increased vaue of “new” can
be attributed as a byproduct of our culture, one that easily discardsits past. In response,
it isimperative to recognize the importance and resultant benefits of preserving our built

environment.

%9 Cathell 6.
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Is rehabiilitation even an option made available to partner families? Are they made
aware of the benefits of owning a rehabilitated property, or given achoice in the matter?
Members of the partner families need to be educated regarding the housing choices that
are avalable. They must be presented with the benefits of new construction and
rehabilitation so that they will be able to make an informed decison regarding the
property type that will best meet their needs. A partner family, perhapsin need of a
support network, may best be served by a property located within an existing community
rather than a home located at an edge, away from a socid infrastructure. By giving the
partner families a choice, affiliates can make certain that the family’ s needs will be met
by their new home. Most importantly, Habitat affiliates can ensure the continued
contribution that the home will makein the lives of the families they ass<.

Thereis an assumption that newer homes offer greater amenities, that these
homes offer larger living spaces, innovative technologies and more bathrooms. In
contrast, older homes are perceived to offer smaler square footage, outdated technologies
and may only have one bathroom. According to a study conducted by the Joint Center
for Housing Studies, “Houses built in 1995 are dmost 200 square feet larger on average
than those congtructed in the 1960's and 1970’ s, and more than 300 square feet larger
than those built in the 1940's and 1950's even with additions”® Inlight of this notion, a
newly congtructed home would perhaps better meet the demands of today’ s family and be
more desrable. However, an analys's of the specifications of a newly constructed HFHI
home revedsthat it is equivaent to older houses. Thetypica size of a Habitat home,

congructed in North America, is 1000 square feet, and includes only one bathroom. The

€0 Joint Center for Housing Studies of Harvard University. Improving America's Housing: Remodeling
Futures Program (Cambridge, MA: Harvard University, 1999) 7.
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intent isto provide decent housing, at an affordable cog, resulting in modest homes. An
older home can match these attributes and provide digtinctive features that lend to the
character of the property.

“Because of problems|...] some affiliates take well over ayear to build or
rehabilitate a Sngle home; on occasion, the process has taken aslong as two-and- a- hdf
years. Homebuyers can become frustrated by this experience and afew have reacted
negatively to both Habitat and the homeownership experience”®! Within the building
industry, contractors do not dways wait for a dlient to begin congtruction of a home.
These speculation houses are congtructed in anticipation of a future homebuyer. To
eliminate the frugtration felt by Habitat homebuyers that must await a time-consuming
rehabilitation process, this same method may gpply. Rehabilitation of an identified
property could commence before a partner family is matched to the home. Thiswould
aso benefit the family, asthey can visudly ingpect the property before contracting to

purchase the property, an option not available when congructing a new building.

Availability of Property for Rehabilitation

Affiliates must be able to identify and acquire suitable properties before
rehabilitation can become a developmentd force in supporting HFHI' s mission of
providing decent, affordable housing.  Within the Habitat affiliate survey, property
availability was recognized by 37% of the sample as arehabilitation prohibitor. Demand
within existing communities may limit opportunities to secure available properties, or
may further increase property values. In addition, members of the Ste selection

committee must be directed to actively pursue properties for rehabilitation. The effiliate

61 Applied Real Estate Analysis, Inc. 111-21.
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survey reveded that only 15% of the affiliates had members of the Site selection
committee who were concerned with locating rehabilitative properties. These ffiliates
may be blinded by the search for available land or may not be practiced at locating
available exigting structures. There are severd drategies that could be employed by
Habitat affiliates to improve ther ability to acquire properties for rehabilitation, including
partnering with preservation organizations, establishing a donation program, and
exploring the availability of foreclosed properties.

Loca historic preservation organizations are an invauable source for identifying
and locating many available buildings suitable for rehabilitation. Ensuring the retention
of higtoric Structuresistypicaly the fundamenta purpose of a preservation group.
Therefore, ardationship of this nature, between a Habitat affiliate and an higoric
preservation association would prove mutualy beneficid. Many preservation
organizations maintain arevolving fund program that ensures the protection of historic
resources by connecting buyers with properties available for rehabilitation. Further, a
locd preservation group may maintain a database of additional rehabilitetive properties
available for purchase.

Habitat for Humanity International has established a planned giving program in
which donors can make contributions to the organization and in turn qualify for an
income tax charitable deduction. Many forms of donations are accepted including the
gift of red estate. A change of thinking within individud affilistes is necessary to
encourage the contribution and receipt of existing property. Affiliates need to further
publicize their acceptance of property for rehabilitation as a measure to encourage greater

public participation in the donation process.
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Another source of available properties are those subject to property tax and
mortgage foreclosure. Should a property owner become delinquent in the payment of
their property taxes, amunicipdity has the ability to file a tax foreclosure, enadling the
property to be sold as a means to collect the owed taxes. A lender can enact this same
procedure, should the owner fail to make a mortgage payment.

Although these properties may be available at reduced cogt, the process can take
severad months or longer. This time extension can result from the mandated statutory
redemption period in which the origind owner retains an interest and may redeem the
property. On the other hand, “ property tax and mortgage foreclosures [may be] expedited
through such means as reducing redemption periods.”®? In fact, the national trend has
been to diminish or do away with this requirement dtogether, and many municipdities
have done s0.%®

An additiond obstacle may result if the purchaser, a Habitat affiliate, is made
responsible for the owed taxes. This can result in amore expendve acquisition option.
However, “the tax ligbility can bewiped out [ ... ] if the city forecloses on back taxes and
then conveys the property to the rehab entity at no or nomina cost.”®* This absolution
may be negotiated as part of the sde, as acquisition by Habitat for Humanity
Internationa will return the property to the tax roles.

In contrast to the systematic application of anew construction project, a

rehabilitation project can be more unpredictable. This experience generates a set of

%2 |istokin, David and Barbara Listokin. Barriers to the Rehabilitation of Affordable Housing: Volume | of
[1, Findings and Analysis (Washington, D.C.: The Department of Housing and Urban Development, 2001)
57.

83Mahue, Michelle. “ The Economic Role of Statutory Redemption.” Office of Real Estate Research
Letter. Spring 1991. 28 Sept. 2001 < http://www.business.uiuc.edu/orer/V 5-2-1.pdf>.

84 Listokin 51.
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barriers that deter greater use of the building development method. However,
rehabilitation exhibits a number of tangible and intangible benefits that warrant further
employment by Habitat for Humanity Internationa and its affiliates. In recognition of
these barriers, there are proactive measures that can be generated to anticipate and
mitigate thelr impact on the rehabilitation process. The development of an outlined
rehabilitation program by HFHI is akey step in the approach to increase the utilization of
rehabilitation projects by the organization's affiliates. Implementation of a
comprehensive rehabilitation system will arm &ffiliates with the necessary toolsto
incorporate rehabilitation within their misson. Although rehabilitation isachdlenging

task, S0 too is the battle to diminate substandard housing.
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CHAPTER VI.
RECOMMENDATIONS AND CONCLUSION
Recommendations

Rehatiilitation, as an affordable housing tool, has the potentid to greetly benefit
the work of Habitat for Humanity Internationd. The nonprofit organization must first
initiate efforts to expand its rehabilitation program before these benefits can be fully
redized. Firg, this undertaking warrants further investigation into the impact
rehabilitation will impart on Habitat' s building program and its partner families.
Secondly, HFHI should develop resources that aid Habitat affiliatesin developing a
rehabilitation program. Findly, Habitat affiliates themsaves mudt initiate an effort to
increase the application of rehabilitation within their building program.

Additiond study is necessary to fully understand the need and effect of an
expanded rehabilitation program. A comparison of the results achieved by new
construction projects compared to rehabilitated projects will demonstrate how each
building method will impact Habitat’s partner families. Further understanding of this
influence can be atained through study of the following items:

1. Invedigate and |dentify Homeowner Satisfaction Leves.

A survey of Habitat homeowners would provide information relaing to the
sdtisfaction leve attained from their Habitat home. Satisfaction levels from both new
congtruction and rehabilitated properties can be evduated. Thisinformation will provide
an understanding of how each congtruction type can contribute to the fulfillment achieved

by the partner families. In addition, the survey can be used to andyze the impact of a



homeowner’ s surrounding community environment. The purpose of this study will beto
illusrate what building type and environment can best benefit the family’s qudlity of life.

2.Investigate L eading Maintenance | ssues Encountered by Homeowners.

A sudy is needed that will identify what are the leading maintenance issues
encountered by Habitat homeowners. Thisinformation will help to further develop a
homeowner maintenance training program. HFHI has a maintenance program in place,
but the program needs to be evaluated so that it prepares homeowners for the skills
required to maintain both newer properties and rehabilitated properties. The homeowners
inturn will be prepared to anticipate, prevent or make necessary repairs to ensure the
condition and value of their home.

3.Evduation of Volunteer Skills and Interests

HFHI’ s building program is highly dependent on volunteer |abor. According to
the sudy conducted in this report, Habitat affiliates perceaive the kills of thislabor force
asone of the leading barriers to rehabilitation. It is uncertain asto the specific
congruction skills thet Habitat volunteers possess. Also, it is speculated that many
volunteers would not be interested in rehabilitation projects. This study believes contrary
to this estimation, rehabilitation would be a vauable resource for attracting grester
volunteer participation in the building program. A survey of Habitat volunteers could be
used to evaluate volunteer response and interest in rehabilitation. This survey could be
further used to identify the specific skills of Habitat volunteers and what particular
training is required.

The extensive contribution and success redlized by Habitat for Humanity

Internationa can be attributed to the unique housing program cregted by the nonprofit
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organization. However, the framework of this program isinherently biased towards new
condruction. Although rehabilitation is implemented by Habitat affiliates, its occurrence
islimited. In order for HFHI to further redlize the benefits of rehabilitation, the parent
organization must provide affiliates with the necessary resources to successfully expand
their rehabilitation program. In fact, affiliates that do perform rehabilitation are a
vauable source for creating these educationa resources. Their experience and technica
expertise can be used by HFHI to develop training materials or to establish partnerships
among its affiliates to aid in the strengthening of its rehabilitation program. There are
severa measures that may be implemented by HFHI to best serve the afiliatesin this
endeavor:

1.Education Regarding the Bendfits of Rehahilitation.

The survey conducted as a part of this report reveds that the leading indicator of
an dfiliate s likelihood to engage in future rehabilitation projectsisther past
involvement with rehailitation. It was concluded that the performance of rehabilitation
is attributable to the internd ideology of the affiliate members. To encourage a greater
interest in rehabilitation, HFHI must increase among its members an avareness,
gppreciation and understanding of the value of rehabilitation. Thisaim may be achieved
through published materias that outline the ways that rehabilitation can contribute to
Habitat’s misson to provide affordable housing.

2.Devdopment of a Rehabilitation Project Manua

The process required of a new construction project can be enumerated asalist of
predictable steps. Due to this predictability, new construction projects can be planned in

advance, step by step. In contragt, the steps required of rehabilitation can greetly vary
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from project to project. Development of arehabilitation project manua can aid to
counteract this variability. A rehabilitation manua can provide a project management
tool that outlines the expected agpects of arehabilitation project. This should include
information pertaining to the typical sequence of arehabilitation project, the items that
could potentialy be encountered during the project and how these items should be
treated.

3. Devdopment and Implementation of a Rehabilitation Training Program

Rehabilitation projects can present unique challenges that can best be anticipated
and managed through training. By developing atraining program, HFHI would equip
affiliates with the skills and tools necessary to meet these chdlenges. Specific areas that
require training include project management, property acquisition and volunteer |abor.
HFHI hasthese training aidsin place, but these tools are primarily tailored to the
requirements of new construction projects. These tools can be expanded to address the
specific requirements of rehabilitation projects.

Anather contributing factor of HFHI’ s successis its delegation of work to
individud effiliates. Affiliates apply Habitat’s program within specific geographic aress.
Therefore, the affiliates are in a pogtion to make an impact within their locd
communities. This position can be made use of o that affiliates can further redize the
benefits of rehabilitation. In order to accomplish thisam, HFHI affiliates must further
incorporate rehabilitation projects within the focus of their program. Thismay be
achieved by:

1.Creating/Cultivating a Re ationship With a Loca Higtoric Preservation Organization.
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With regards to arehabilitation project, HFHI and historic preservation
organizations often share the same objectives. The intent is to transform a derdlict or
abandoned property and return it as a contributing structure. Habitat affiliates may be
able to draw on the skills and knowledge of an historic preservation organization by
esteblishing a partnership. ®® This rdationship can be used to aid in securing properties,
evauating the condition of properties, and provide project- planning assstance.

2.Ste Sdection Committea- Activaly Pursue Properties for Rehahilitation

Unless Habitat affiliates are given properties directly, members of the ste
selection committee must actively pursue rehabilitative properties for acquistion. This
practice gems from an affiliate’ s choice to achieve their am solely through new
condruction or to involve rehabilitation within their practice. To identify digible
properties, the Ste selection committee must include rehabilitative propertiesin their
search for affordable housing opportunities. The same means by which available land is
identified, can be used to identify properties for rehabilitation.

3. Deveop a Building Subcommittee for Rehabilitation

Habitat affiliates may choose to establish arehabilitation subcommittee that is
overseen by the building committee. Thiswould alow for the formation of ateam that is
experienced and can specidize in the requirements of a rehabilitation project. This
specidization would alow members of the rehabilitation subcommittee to fully develop
their skills and focus on the varying chalenges presented by rehabilitation. Further, this
would dlow for the development of a continuous relationship among Habitat participants

and volunteersthat are interested in rehabilitation projects.

65 Rubman, Kerri. Habitat for Humanity as a Preservation Partner: Four Model Projects. (Washington,
D.C.: Nationa Trust for Historic Preservation, 1999)

68



4. |mplement Rehahilitation Training Program

Building upon the training resources developed by HFHI, individud affilistes are
respongble for actudly implementing the training program within their community. Just
as Habitat' s building program is performed by locd &ffiliates, training programs must be
executed & thelocdl levd. Affiliateswill be able to recognize the specific training needs
of their workers and volunteers. In addition, thiswill dlow an ffiliate to cal upon the
resources and skills available within their community.

Conclusion

Since its conception over twenty-five years ago, Habitat for Humanity
Internationd has gained momentum in the fight againgt substandard housing. Because of
the efforts of the non-profit organization, homeownership has become aredity for many
who had consdered it beyond their reach. Habitat for Humanity Internationd is
consdered the nation’s leading non-profit builder. It isthe distinct building program
established by HFHI that has positioned the group to have a considerable impact in the
effort to provide increased affordable housing opportunities.

Although HFHI states that its objective is achieved through both new congtruction
and rehabilitation, its reputation has become synonymous with newly constructed homes.
The parameters of new congtruction enable homes to be constructed quickly and
efficently. Projects can be carefully planned, and affiliates can repeatedly use an
established formula by congtructing smilar plans over and over again. Nonethdless,
HFHI must consider the long-term impact of its work, both the tangible and intangible.
How will the organization’s work impact the communities in which they build? The

negative consequences of new congruction include loss of naturd areas, overburdening
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an exiding infrastructure and environmenta injury. In contrast, Habitat affiliates may
utilize rehabilitation as a smart growth option that will benefit the communitiesin which
they operate.

As Habitat affiliates encounter greater difficultiesin acquiring land, due to
scarcity and increasing property vaues, dternative means must be explored to enable the
continuation of their work. In our nation, countless buildings and homes stand abandoned
and derdlict, impressng a negative impact on our communities.  Through rehabilitation
these properties can be restored, creating additiona affordable housing and positivey
trandforming these buildings into contributing eements once again. Exploration of
rehabilitation will reved the extensve beneficid effect available to HFHI, our
communities, and most importantly the Habitat partner families themsdves. Habitat
affiliates will benefit from rehabilitation by identifying additiond project opportunities,
added volunteer participation, and amplified community support. Communities
themsalves will profit from Habitat's efforts as rehabilitation is a proven catalytic
revitaization tool. Findly, arehabilitated property can contribute to the well being of the
partner family by improving their sense of sdf worth, providing them with a home of
distinctive character and qudity, and ensuring that a community support network isin
place.

Anaysisrevedsthat no outside factors contribute to an affiliate’ s degree of
rehabilitation involvement more so than the members of the ffiliate themselves. Those
that have a greater levd of past involvement in rehakilitation are mogt likely to continue
their involvement. Othersthat have performed limited rehabilitation in the past have

alowed themsealves to become discouraged by the process. Many have decided to
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eliminate rehabilitation atogether and have dedicated themsdves to achieving their goals
through new condruction. Thisinformation suggests that ffiliates that have persevered
through their initid rehabilitation projects have learned from their experiences and are
able to build upon the knowledge and skills acquired from this work.

Despite the benefits of rehabilitation, many affiliates avoid it in favor of the more
formulated and predictable nature of new condruction.  Similarly, by indigating a
proactive approach, Habitat affiliates may better prepare themsaves to meset the
chdlenges generated by rehabilitation projects. Identification of the specific barriersto
rehabilitation will dlow an ffiliate to develop measures to mitigate their impact and
prepare for the associated complexity. Specifically, HFHI needs to develop a detailed
guide for its affiliates, to enable them with the resources necessary to efficiently assume
rehabilitation as an effective affordable housing tool.

Twenty-five years from now, will Habitat for Humanity homes need to be
rehabilitated? What will they do then? Will they just discard these homes; let them
become the future derelict and condemned properties of our cities and suburbs? If not,
they will have to prepare for this eventudity by learning the art of rehabilitation. Given
the opportunity, rehabilitation will proveitsaf an important and useful component of

Habitat for Humanity Internationd’ s building program.
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APPENDIX A
GLOSSARY

Affiliate- A digtinct non-profit organization that fulfills Habitat for Humanity
Internationa’ s misson within itslocd region.
Blitz Build- a congtruction project that entails the completion of a Habitat house, or
houses, within a short period of time.
Certified L ocal Government- aloca government that has been certified by the State
Higtoric Preservation Officer, establishing a relationship to administer the purpose of the
Nationd Higtoric Presarvation Act. Certification will quaify alocd government to
receive technica training and funding. A loca government becomes certified once it
meets the pecified digibility requirements, demondrating their commitmert to historic
preservation.®®
Higtoric Digtrict- “ageographically definable area, urban or rural, possessing asignificant

concentration, linkage, or continuity of sites, buildings, structures, or objects united by past events or
aesthetically by plan or physical development. A district may also comprise individual elements separated
geographically but linked by association or history.”®’

Historic Property- abuilding thet islisted, or digible for incluson on the Nationdl
Regigter of Higtoric Places. For inclusion the property must meet a set of established
criteria

National Register of Historic Places- established by the Nationa Historic Preservetion

Act of 1966, the regigter isanationd list of higtoricaly significant resources, including

66 National Historic Preservation Act of 1966: 16 USC 470.
67 National Register of Historic Places: 36 CFR 60.
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buildings, sites, structures, objects and digtricts. Significance is evaluated based on its
contribution to American history, architecture, archeology, engineering, and culture.®®
Partner Family- a Habitat for Humanity homeowner. Through persond involvement
and labor, or sweat equity, afamily forms a partnership with Habitat for Humanity to
build themselves ahome.

Rehabilitation- as defined by the Secretary of the Interior, “the process of returning a
property to astate of utility, through repair or dteration, which makes possible an
efficient contemporary use while preserving those portions and features of the property
which are Sgnificant to its historic, architecturd and culturd values”

Tax Abatement- provide a period in which increased vauations are frozen during a
specified term, reducing the amount of property taxes owed.

Tax Credit- adollar for dollar reduction of the amount of property taxes owed.

%8 National Register of Historic Places
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APPENDIX B

THE SECRETARY OF THE INTERIOR’S STANDARDS FOR
REHABILITATION

1. A property shdl be used for its historic purpose or be placed in anew use that
requires minimal change to the defining characteristics of the building and its Ste
and environment.

2. Thehigtoric character of a property shal be retained and preserved. The remova
of higtoric meterids or dteration of features and spaces that characterize a
property shdl be avoided.

3. Each property shall be recognized as aphysica record of itstime, place, and use.
Changes that create afdse sense of historical development, such as adding
conjectura features or architecturd eements from other buildings, shal not be
undertaken.

4. Mogt properties change over time; those changes that have acquired historic
ggnificance in their own right shal be retained and preserved.

5. Didinctive features, finishes and construction techniques or examples of
craftsmanship that characterize a property shal be preserved.

6. Deteriorated historic features shall be repaired rather than replaced. Where the
Severity of deterioration requires replacement of a distinctive festure, the new
feature shdl match the old in design, color, texture, and other visud qudities and,
where possible, materids. Replacement of missing features shdl be substantiated
by documentary, physicd, or pictoria evidence.

7. Chemicd or physica treatments, such as sandblagting, that cause damage to
historic materids shal not be sued. The surface cleaning of Structures, if
appropriate, shal be undertaken using the gentlest means possible.

8. Significant archeologica resources affected by a project shall be protected and
preserved. |If such resources must be disturbed, mitigation measures shdl be
undertaken.

9. New additions, exterior aterations, or related new construction shdl not destroy
historic materids that characterize the property. The new work shal be
differentiated from the old and shdl be compatible with the massng, Sze, scae,
and architecturd features to protect the historic integrity of the property and its
environmen.

10. New additions and adjacent or related new construction shdl be undertaken in
such amanner thet if removed in the future, the essentia form and integrity of the
higtoric property and its environment would be impaired.

Source: Morton, W. Brown. The Secretary of the Interior’s Standards for Rehabilitation and
Illustrated Guiddines for Rehabilitation Historic Buildings. Washington, D.C.: U.S. Dept. of
the Interior, National Park Service, Cultural Resources, Preservation Assistance Division,
1992.
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APPENDIX C

STATE TAX INCENTIVES FOR HISTORIC PRESERVATION

State Tax Incentive Usage & Budget Comments & For More
Information
Alabama PROPERTY TAX ABATEMENT
Commercial Properties assessed at 10% of Alabama Histarical
appraised values (vs. 20% for non-historic Commission:
properties). No time limit on the abatement. 334-2422-3184
Florida PROPERTY TAX ABATEMENT As of September Florida also has Community
Local option. Constitutional amendment 1999, 92 of Contribution Tax Incentives,
authorizing local abatement approved in 1992. FloridasCLG's whereby corporations may
Owner-occupied residential and commercial. had adopted tax. receive credit equal to 50% of
Localities may exempt up to full value of donation to approved
improvements. Value of improvement must equal community development or
50% of property’s assessed value. Exemptions do historic preservation projects.
not apply to school taxes. Term: up to 10 years, Businesses dligible to received
but locality determines. Nationally or locally credits of up to $200,000 per
designed property may qualify. Secretary’s year.
standards apply to both exterior and interior
renovations. Florida Division of Historical
Resources: 850-487-2333
Georgia PROPERTY TAX ABATEMENT 151 projects Georgia a so permits local
Statewide. 8-year freeze; 2-year phaseout, with approved in 1995. | governmentswith
property taxes returning to normal in 10" year. Cumulative total preservation ordinances to
Owner-occupied residences and commercial. approved between | exercise“loca option” and
Minimum investment: rehab must increase 1991 and 1994: provide property tax freezes
property’ s market value by 50% if owner 662 projects on income-producing
occupied residential; by 75% if mixed use; by involving $54 landmark historic structures.
100% if commercial. million in private As of June 1995, only two
expenditures. jurisdictions had adopted this
Program used program: Atlantaand Cobb
primarily by County.
homeowners. Georgia Historic Preservation
Division:
404-656-2840
Kentucky 5-year freeze on property tax
increases attributable to
improvements made to
residential properties at least
25 yearsold in designated
“neighborhood improvement
zones.”
Kentucky Heritage Council:
502-564-7005
Louisiana PROPERTY TAX ABATEMENT L ouisiana Department of

Local option. 5-year freeze; renewable for 5 more
years. Owner-occupied residential (including
condominiums and duplexes) and commercidl.
Minimum investment 25% of assessed value for
residential cover 2 years; no minimum for
commercid.

Culture, Recreation &
Tourism:
225-342-8200
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State Tax Incentive Usage & Budget Comments & For More
Information
Mississippi [ PROERPTY TAX ABATEMENT 13 communities Mississippi Division of
Local option. Abatement up to 7 years. participate in the Historic Preservation: 601-
Commercia and residential. (New buildingsin abatement 359-6940
central business districts also qualify.) program.
North PROPERTY TAX ABATEMENT From January North Carolina Historic
Carolina Local option. 1988 through July | Preservation Office: 919-733-
STATE INCOME TAX CREDIT 1999, 387 4763
30% credit for historic residential and 20% for applications,
commercial properties. Minimum investment for representing 229
30% credit: $25,000. 20% commercial credit can individua projects.
be piggybacked on federal rehab credit of 20% Estimated
providing total of 40%. rehabilitation costs
for projects
average
approximately
$73,000
South PROPERTY TAX ABATEMENT South Carolina Department of
Caralina Local option. 2-year freeze; for next 8 years, Archives and History: 803-
property taxed at 40% of post-rehab assessment, 896-6100
whichever is greater. Nationally or locally
designated properties qualify. Minimum
investment: 50% of building’s appraised value
over 2 years.

Tennessee Tax assessors must consider
reduction in property values
attributable to easement
restrictions. Property tax
exemptions for historic
properties declared
unconstitutional in 1985.
Tennessee Historical
Commission:

615-532-1550
Virginia PROPERTY TAX ABATEMENT 20% of projects Tax assessors must consider

No special benefit for historic properties, but
substantial improvements on buildings at least 25
years old may be exempted from property tax
assessments for up to 10 years.

STATE INCOME TAX CREDIT

25%. Enacted in 1996, began at 10%, then
increased by 5% ayear until rate reached 25% in
year 2000. Reconstruction and improvements
should amount to at least 25% of the assessed
value for owner-occupied buildings and at least
50% for non-owner occupied buildings. Carry
forward: 10 years. State register properties
qualify. Secretary’s standards apply.

are for owner-
occupied units.
248 projects with
completed rehab
expenditures of
$74,496,503.

reduced property values
attributable to easements on
historic properties.

Virginia Department of
Historic Resources: 804-367-
2323

Source: “ State Tax Incentives for Historic Preservation: A State-by-State Summary.” National
Trust for Historic Preservation. 20 Aug. 2002

<http://www.nationaltrust.org/hel p/taxincentives.pdf>
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APPENDIX D
HABITAT COVER LETTER AND SURVEY

October 1, 2001
Dear Sir or Madam:

Y our assstance is requested in gethering information regarding rehabilitation within the
Habitat for Humanity organization. Thisinformation will be used for atheds project
titled Habitat for Humanity: Historic Preservation as an Affordable Housing Tool. The
project is designed to eva uate the perceived obstacles to rehabilitation and what
measures may be taken to make rehabilitation a viable tool to meet affordable housing
needs. Research isbeing conducted by Meredith Temples, under the guidance of
Professor John Waters, Historic Preservation, University of Georgia; telephone
706.542.4720.

Rehabilitation is defined, by the Secretary of the Interior's Standards, as “the act or
process of making possible acompatible use for a property through repair, dterations,
and additions while preserving those portions or features which convey its higtorica,
culturd, or architectural values”

Your paticipation in this survey is voluntary; al survey answers will remain anonymous.
Survey resultswill be reported in a summary form and will be disassociated with any
identifying information upon completion of the study.

Please have this survey completed by the building committee leeder of your Habitat for
Humanity chapter, or other gpplicable member. Please return the completed survey in the
enclosed sdf-addressed, stamped envelope, by October 15, 2002, to:

Meredith Temples

16 Ludwell Street

Charleston, SC 29407

In advance, thank you for responding. Y our input and indghts are valuable to this
research. If you have any questions do not hesitate to ask now or &t alater date. 'Y ou may
contact Meredith Temples at 843.556.4424 or cmtemple@bellsouth.net.

Sncerdy,

Meredith Temples

Enclosure (1)
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Habitat for Humanity Survey

1.) Inwhat year was your Habitat for Humanity Chapter established?

2.) What type of environment does most of your work take place?

Rural Urban
3.) How many homes has your chapter completed since its establishment?

4.) How many of these homes were rehabilitation projects?

5.) Isyour chapter currently engaged in any rehabilitation projects?

No Yes

If yes How many?

6.) Isyour chapter dedicated to only building new houses?

No Yes

7.) Doesthe Site Sdection Committee actively pursue properties for rehabilitation?

No Yes

8.) Hasyour chapter ever done work within a designated historic district?

No Yes
If yes New Congtruction Rehabilitation
9.) Hasyour chapter ever worked with or received assistance from an Historic
Preservation Organization?
No Yes

10.) Doesyour chapter offer any form of technical congtruction training for volunteers?
No Yes

If yes, how often do you offer volunteer training?

If no, would you consider the introduction of a volunteer/homeowner
training program?
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11.) Hasyour chapter ever taken advantage of either Federd or State Historic
Preservation tax incentives?

No Yes

12.) For the completion of a Habitat for Humanity house, are you more dependent on
volunteer labor or on the donation of materials and funds?

Volunteer Labor Materids and Funds

13.) What does your chapter view as the obstacles for rehabilitation?
(Please check al that apply)

____Difficulty of estimating/evauation of required restoration work

___Volunteer skill/training

____Avallability of property within housing stock

____Liability associated with older Structure/maintenance issues (i.e.
ashestos/lead paint)

____Perceived desirability of new home as compared to rehabilitated home
Other

Thank you for your participation in thissurvey. Y our time and answers are grestly
appreciated. Please return the completed survey in the enclosed, self-addressed,
stamped envelope, by October 14, 2002.
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APPENDIX E
HABITAT AFFILIATE SURVEY ANALYSS
Chart 1

Variables Asociated with Affiliate Involvement in Rehabilitation
(Results of 2002 Affiliate Survey)

Variables Associated with Affiliate Rehab
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Chart 2
Bariersto Rehabilitation, As Percaived by HFHI Affiliates
(Results of 2002 Affiliate Survey)
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