
T rNOVll OOWtlISSION TO STUDY PRCBLDMS CT AGOE
24 Mason Street

Providence, Rhode Island

From: Max Alexander, Chairnan Housing Cormittee and Conference Delegate

To: The Me:wibers of the Governorts Cooission

Re: ,,Ann Arbor Oonferonce on Housing tho Aging /- / _

As your official delegate, I attended the Fifth annual Conference on
Aging hold at Ann Arbor, M4ichigan, July 24-26, 1952. The Conferenco was under
the Joint sponsorship of the University of Michigan, Michigan State Medieal
Society, Cormittee on the iging and Geriatrics of tho Fodoral Security "dninieh
stration and the Housing and Home Finance Agoncy.

About 600 individuals attended and over soventy participNating agencios
were rer,resentod from private, public$, and governmental agencies from nearly
every state of the Union. Speakers included nationally recognized mithorities
in the field of Corlinu.nity Planning, Architocturo, Medicine, Hospit al and Nurs-
ing Care, Real Estato and Finance.

Dr. Wilma Donahue of the University of Michigan was chairman of the Confor-
enco Planning Comnittoo.

HorPOdor e22Livo Todw
Like the rost of the population, the aged have been concentrating in the

urban aroas. About 1945, the prop,ortion of both the total and the aged populea.
tion classified as urban according to the pre.sent Consus definition reacbhd. 60
per cent. Since then tho proportion of the aged living in urban areas has corkm
tinued to increase faster than the proportion of the total population living in
those aroas.

About 40 por cent of the nationt s aged aro in the States of New York, Penn-
sylvania, California, Ohio and Illinois.

New Mexico has the snallest p*r cent ()4.9) of its ponulation 65 years old
or older while New Hanpphire, with lO.g por cent is at the other end of the scale*

Contrary to comLr.on opinion, neithor California, with G.5 per cont, Florida
with Z.6 per -cent rank within the up-Ler third of the states as regardBa prceent-
ages or population 65 and over. Even Rhode Island with O,9 per cent ranks
higher.

In 1950 census data,showed that there are more than 1O nillion persons
in our Population over 65 yoars of age living in non-farn areas of whom about
73 per cent or 7* million natatain their own h hoLa ile the r.

ot

T
per cent live in housgeolds of others such as relatives, friend,4 in hotels,
boarding hones or institutions. The largost group (amounting to 44 por cont Of
all aged or 5,6 nillion) conprise nrried oeop3.e* 3vizng in tbhir own bold -
The next largeat group (enounting to 21 per cent of al aged or 2*4 nillio=
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persons) lived with relativoe. Only 6 por cont live in quasi-householfv includ-'
ing institutions.

Suitability of ousing

While only 7 per cont units wore dilapidatod among the aging hono owners,
the survoy showed that 12 por cent of dwollings rented by old persons woro
dilapicat od.

On the other hancl, thore is less overcrowding anong older families. Nearly
throo-fifth of tho older home-owners had quartors containing five or nore rooms.
Only 2 ner cont of the oldor families wore seriously overcrowded, (that is with
an average of more than 11. rersons nor room) as contrasted with ovor 6 por cont
of familios undor 65. Sontineantal roesons, inortia or economic nocossity wero
cited as roasons why oldor e)oople continue to struggle with the houso too largo
for tham and boyond their -hysical and financial moans to carry. Sono fearod
that an oxcchango for smaller quartors would rosult in a possiblo loss of security
and status. It was recomonded that noans be clovisod. to make it oasier for
olderly honmo ownors to dis"oso of a houso too largo for their curront noods
and to racquiro accomrmdations r.ioro suitable for thoir doeclining years.

Economnic Factors

A cluo for the unsatisfactory housing situation of the aged was furnished
by incorme data: 51l peor cont of all foimilios whoso honds wero ovor 65 had incoeos
of less than $2,0001 a year and ovor 30 per cent had incomios of lses than $1,000.
Persons of this argo groixp living alone or with non-rolatives faro oven worsoe
Ovor .9' er cent had incomnes of lose than $2,000 [n1 nore tham throofourths of
thoso hnad los than $1,0070. Obviously thoso pooplo could not afford to ront or
buy horAces on tho o-ion roeal esta.to markeot, Ono s-)o.)kor siiggestod that Soction
213 of tho so-ca.llod Coopeorative Housinr Section of the Nlational Housinzg act,
e00s offor substantil -;oossibility, -arti cularly if coo-orate groups recruit a

reasonab-lo proortion of old.'er ;'ersons into t1hoir nmemborship* xanyono who is
seriously interested in provirling low cost housing accoLmodlations for oldor
persons should also oxplore tle possibility of fintancing thcn with nortt,g6sinsured by the Fe1oderal Housing 4'dAinistration unLIer Title 1, Soction A of the
National Housing ;ct.

Some corment was raade about the fact that one Now York bank did1. loan money
for cooj,.ora.tivo housin- p)rojects rat an imtorost ra.to of 3k por cont.

Tho bur(don of provid'ing housing for the ag,in- nood not f?ll upon tho build,..
ing indIustry alono. Commiunity, chlurch -rouvns, foundraL-tions and fratornal org7an,.izations shoull polay an inmortant rolo, particularly in rmooting, the housing
noeds of the aging at a lower ond of the incoLmo ocaloe In tho past, comunity
groups havo tonded to placo the najor emphasis in this aroa upon care and
sheltor of the infirm and chronically ill atging persons. It was urgod thlat
further caction should be cirected for the hoalthy but agLng persons who
ropresoset 94 -ner cont of the aged pololation who live out their lives in a cozP
ventional house, not necosarily their own, but at least in the home of relativos
or friends.

Whore and How Older?orsons Wish to Live

Thore was an interesting panel discussion in which four elderly persons,two non and two womon, told of thoir p'lans for retiremento Ono gentloeon, who
had roached his SOth birthday, bolioeod that a soluti on would be found if
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con2rogato housin, of an institutional typo, yet insing rivcy when dosirod
One womoen a widow, pleaded for cooporativo rosidenco in snall apartmnts
equip-md boy a contral kitchen, dining roon and rocreation hall. -Anothor
advocatod a snall hono, a ono-.story rotroat, cloee to the contor of intorost,
planned for vell in advanco.

While o-aci of tho panol mombors bad a difforont idea about housin- thoy
all agreod that they did not want to live with tboir children. They wantod to
remiain indo-londont and live their own livos. Thoy ozq?rossod rosontmeont that
marriod sons and dlauglhtors too ofton consider a nothor as a kind of t1builto-int
baby sittor. They dia not seem interostod in moving to now communitios, but
proforred to roreain in the neighborhoods whoro thoir roots are firmly plantod
near their childron and their familios. All doeired a measure of privacy and
none would1 willingly live with their childron. Most yearnod for companionship
of others of their own ago.

Planning for ;-ousing
A representativo of a Builder's Association who olp-Iosed public housing as

"Socialistic" and in Uisharxlony with basic conce-ts of .merican lifo, said that
not onou,h rittontion has been given to what he called, cycle of housing, lie
suggested the -iossilbility of a hoLme with a built-in unit for aging parentss who
would rent the major -)art of their horne to their son or dauthtor during thoir
proO.uctivo yoars, and theroby assure themselves of a ront incomoe, as well as
shelter and iprivacy for themselvos in thoir declining oars. li reogr,etted that
many people neglect plannin- for sheltor for the later years of lifo.

Others op-;osod his viow regarding public housing and folt that both public
and privarte housing are needed to corrplement each other.

Ono speaker, of the Division of housing Research of the Housing and Home
Finance Atgeoncy, criticizod tho inflexible zoning laws which prohibit an aged
rerson from converting a homestoad into nultiple dwellings for revenuo and
co:panionshi:. lio rocommenlnded that zoning laws be rovised, making p)ossible tho
devolo-nmont of various neig-,hborhoods with sr-laLl shopp;>in- centers. Ne urgeod
private g-rours with nioneoring spirit to dovelop suitable hones for the aging,
lie also said tha.t a threo genoration family has not been tried out in houses that
are suittable.

Architocts desig;ning homeos felt that ftacilities that are suitable for
elderly e?oople, such as bottor heatirn, elimination of drnft, elirmination of
threshholds, widoer doors, slijp-'proof batlhtubs, otc.C are desirable for all
groups and not for the a Ing alone.

Wh.ile both percntagrewiso and by num'bers ri,oro an;l rmore reo le are reaching
old ago, they are not living ruch longer onco they have reachod old ago.
Fifty yoears ago the averago romaining lifetime for white rmales was 11*5 years
and for whito women 12.2 years. In 1950 it was 12.*4 and 114.6 yoars respoctivoly.

This slight increase is not great enough to warrant plannin housing for
substantial increasos in duration of oceu-anoy by the elderly. Mediccal care
which recbacos the disabling; offects of diseases of the aged might nomit them
to remain for longer neriods in the "conventional type housing.

Financdng Rental I:ousing

L. discussion of the finncial aspects of housing rovealed a number of possi-bilitios. A speaker of the University of Michigan declared that there aro vast
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amounts of capital avrailable which coulcd be profitably eonmloyed in the construc..
tion of congregate dwellings for aged peo-olo of snoll but assurod income. Amongtho sourcos ho nontioned woro crodit Oxo which in Michigan alone havo over$60,000,000 assets, labor unions who are accuulating funds and life insurancecomnpanies who are also ready to lond money on a long-tern invostnont. Ho
su,gosted that philanthropiic foundations ostablish housing corporations loornitmating tho aged to purchase shares ontitling then to specific accommodations in aresident community equip-eod with an infirmary, cafetoria, cor:iissary, lounges,hobby shop*rs, and recreational facilitios. A roject of this type is being
sponsorod by the Housin Association of Metropolitan Boston. A research
assistant of the Bquitablo Life Insurance Socioty also spoko on availability of
capital for cliroct invostrmont. He montioned that tho Univorsity proposed pro.-Jcts for rotirod toachers locatod on tho camipus and the ronney ?arns in floridawhoro monoy was availablo for long tOrF invostments on mortgages running as long
as forty years.

An aclninistrator of the Housing Authority of the city of Zittsblxrgh ancl.:resiclont of the National Association of Eousing Officials sp:oke on the avv.il.
ability of 'ublic sourcos of capital and he nontionefd tIat a trend among housinfg
authoritios is to rmako --.rovisions for sin-lo and doublo units, suitablo forolclorly occu,ants. R2hod.Re Island is nionoorin- in this resipoct sinco it is tihe
first local housing authority to -,rov_iJ.eo spe2cial units for olcler people unclorfoderal profgrarms, setting- aside mriost of one buil.'in; in Hartfore; pnark, 64 units
in Admiral Terrace for the exclu.sivo use of oldl.er --ooplo without children. Atrproesnt no state g,ives any financitnl aid intended exclusively for housing theagod in other than institutional tyvr!os of accommnodations. Now York roquiros,
as 7art of its stato-aiodedprogran, that fivo por coent of the units in oachnow project incorporate certain design featuros suitablo for the aged and boreservod for such occupancy.

Tho Now York 1952 legfislature considerod but failod to act on a proposed5C million ,.tollar loan fund. for non-profit corp)orations that pIrovido eithorinstitutional or conventional houasing for the olderly. Massachusetts as of
July 1 had not acted on a pro?osod 5 iaillion dollar fund for subsirdizing dwell..
ings ospocially for oll people.

No instancos of local public fimE.noial aid to convontional weollings oxclu-.
sively for tho agod aro known othor than tho tassistance grantod by tho town of
Millvillo, Now Jersoy to the itoosevolt >ark -rojoct in tho form of tax exemptionancd froo municipal utilities,

Spoaking on behalf of the Unitod Statos Savings and Loan League, an oxecu-tivo Vico-;1resident brought out the fact that S,vin,s and Loan Associationspro-vido 60 por cent of all raortgage loans wheroas Niutual Savings Barns provide 6
por cent, Coomeorcial Banks and Life Insurance corm.panies 20 per cent. e said
that oldlorly persons roprosont a good investront risk as they are less inclinedto borrow money boyond. thoir ability to pay, keep thoir loans up-to-dat, andretiro loans beforo mnaturity, and are genorally m.oro stable than young borrowors.He wa:rnod, howevor, that hone ownershipi at an advanced ago is not always foasibloand that a most rmiodest apartnont prosonts less of a maintenance iwoblore for thoeldorly coccupants.

Financing Sholterod Care

A spoaker from tho public Hoalth Sorvico pointod out somo of the factorswhich cormplicate planning for aged who are in nood of sholtorod careo Uo saidthat agod people use the hospit.1ls two to throe timaes more than youngor poople
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and he reccomiended t1at nore adequato prepayment plans be made. He also
suggested bettor plans for finmncing nursing honso and better payments for Old
Age assistance rocipients and paWmont of full cost caro for patients who aro a
public rosponsibility. Sholtered care, he said, should be coordinated with
othor trpos of care so t1at tho right pationt should bo in te right bed at th
ri,ht time.

Another speaker sug,ested neighborhood hospitals should extend services to
the nursing hores and Geriatric clinies should be established in gnorral hospi-
tals. Propriotary nursing homes also represent an imlportnt as ect of sholtoredcare for the agod. There are at presont 15,000 nursing homes in the United
States ranging frormi throe to one thousand beds. Oriteria for nursing homes wore
offered: they should be near population centers, max size for efficient
operation is between 20 and 55 bods. 300 beds should bo the uppor limit. Space
and quality of construction should be tho sane as for a general hosp)ital,

2Reiresontativeos of the Nursing Hone Association deplored the harsh restric-
tions improsod by som licensing agencies in re-ards to uso of cortain building
tyeos and firo roelations which Llako it almost irmp)ossi'ble to stay in businses.

iAnother se,oaker of the Paublic Health survoy adovcated a standardization of
nxwsing homes and nublic institutions caring, for older citizens. He recomLmend-
ed that medical and nursing facilities bo made tavailable to patients in thoir
own homos, since the cost of home care io fron one-third to ono-fifth of that
in tho hosrit al, not to speak of the pgreoator comfort of tho pationt who rocovors
quickor fromi illness under suitable hore caro.

Someo New Dovolo-prmonts in Housing for the -ed

(a) Cormm-ionwealth Housing Foundation. This plan calls for the construotion
of a 100 and 200 dwelling units with

one to two rooms each to c.ar for possibly 400 peorleo It will bo locatod in
Bosto=ns South End, where an estiriated 600 elderly-,:)ople livo in tnements,
The first ;plodgo to holpr has beon given by tho Romeo for Agod Colorod Women,
which gtave $250,000 and an additional $250,000 is ex_pected to be lrovided by
the Federtal RHousinG, i.uthority, to be repaicd within 40 yoears. 30 por cent of
the people will be Old Age recipionts, 50 por cent will be under 65, and 50 eor
cent will bo ovor 65. Color is no bar, basic rato is $45.00 -per nonth, For
each 10 to 15 apatrtmonts thoro will bo common rooris for social activitios,
lectures, coneorts, worksho-ps, tool shrs9, rocroation rooms, a cafoteria wit
low cost raoals, an infirrary, andl storos.

(b) Moosohaven, Orange .ark, Florida. 1eoro, on a 6c acre plot of land,
the Loyal Order of Moose built in

1946, a city of the aged, called Iooso)evon, to accomuodato both singlo and
married coupcles 65 years and ovor. It is nlannlod on a cottaoe unit basis. Thero
are 10 of those units, each a ono-story structuro containing 30 individual rooms,
a comrmunity dining room, and recreational facilities, Thore are also infirmarxy
facilities for those that are ill, as well as recreational occupational activi.-
ties, Gucsts com:e from all states of the union and tho pop;-ularity of this pro-
Ject is shown by the long waiting list.

(c) EmeritusRousing. A unique experiment in raultiple housing units for
retired faculty mem-bers and faruilies was described

in one of the sessions. It was suggested that each university sponsor such
oneritus housing for fcaculty mombers with a possibility of exchanging such
quarters ne-ar the campus with faculty nembors from othor univorsities. Closo
association to the culture life of a university town would give the agingteachers responsibility for future growth and spiritual satisfaction.
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(d) IRural Housing. An interesting study was presented of rural housing
in Cherokee County, Iowa. Thore are about 2,000

cottage arrangement consisting of remodolled garages, newly built cottages or
trtailors placed on the hone proporty of childron or the farm. Theso cottages
range in size from s s 10 to lrix 2. one a primitivo without hoating and
toilet facilities, whilo others are quite comfortable. Thoy usually havo a
bedroon and living room with sone heating facilities whore the retired person
can cook his or her own mneals. While sone miay appear unsafe and primitive,
thoy soer to satisfy most of the occupants as thoy offer completo privacy, and
yet the nearnoss of the son or the daughter contributes to tho security of the
aged porson.

Conclusions
The conforonce was most stimnulating in theat it brought together business

aon, profossionna and acadomic people and oldor citizons to discuss tho Rousing
Problons nmd seek answors to them. It revealed at the sae time the nation-wide
interost and the rany interosting developments throug-hout tho country attomnt.-
ing to solvo the cor.aplex problem of housing.

While there was not always agreoeiient and no one had a final answer to tSe
pirobl en yet there emorged sone guiding ^:rinci^,los which seemed tc oeress the
consensus of opinion of the conforees. Here are somo of them:

1* rl4nming housirg for the agod cannot be separated from the housing
problon for the ontire porulation.

2, Older neoople need various typos of hr,using and living arrangenonts,
intograted with the community.

3. liot all aged become housing probleoms whon they reach the agr of 65 and
the incroase in numaber doos not necessarily roflect the extent of
housing needs.

4. Parrallol with the develo-,.eont of botter housing, there should be
pirovisions for services such as counselling, housekeepin-, health
and. recreation, accessible to the aged in their own ho-es.

5. planning must poroceed on a corarlunity-wido basis and it is honed that
the Commiission such as ours will assist in clarif yrin-; the appro.-
p-riate roles of voluntary, private and -ublic or-,anizations and
agencios in the developmrent of housing noods nLn servicos for tho
agod.

6. All builnc'ing jro,-r)ramis should inco rporat o som-ie foatur o s f )r t h o comfort,
convonience and safety of the aging oocupants

7* In planning for servicos and facilities to make life happ,ier and more
confortable for the agAing the community should not plan for the need
of othors, who have reraohed some unfortunato poriod in life, but in tho
lig,ht that such sorvices are satisfying our own needs. Only then will
old age becom.ei the -privileged, instead of the problem period of life.


