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Summary of Article:

Study on the Consensus Building Mechanism
for Renovation of Multi-family Dwellings

Shin Murakami

An adequate approach to rehabilitation of the existing multi-family housing built on
a mass-production basis during the Mass-Housing Period in Japan remains critical in
terms of successful maintenance of a habitable unit for years further. Several
investigations and researches have been carried out from the aspect of technical
solution. However, there is still uncertainty in general assumption with regard to
processes of decision-making over various preconditions to be met as well as obtaining
consent from people involved in rehabilitation. The purpose of this paper was to
propose an ideal methodology and mechanism which may help efficient consensus
building for rehabilitation of multi-family dwellings, based on collected data on several
types of advanced rehabilitation programs which were performed in several counties in
Europe, the United States and Japan.

I evaluated the mechanisms of consensus building of these countries in terms of
satisfactory outcomes for players in rehabilitation (‘rehabilitation effects’) and
ineffectiveness due to cost sharing required of the players. Our assumption was that
decision-making on a consent basis would not be realized unless positive effects of
rehabilitation on different groups of players overweigh respective levels of cost sharing.
In addition, “consensus building” should be defined as a process to confirm the
decisions prior to start of rehabilitation works. I applied the concept of “rehabilitation
performance level (R level)” to classification of magnitudes of results. Players were
grouped into P-1 (residents), P-2 (owners), and group P-3 (local governments). Scopes
of rehabilitation were shown by “decision-maker levels (D level)” which represent the
target areas of rehabilitation .

I would like to present some findings obtained from this study below:
(1) Sampling and “R-D matrix” distribution of rehabilitation processes
I conducted a field research on exemplary cases of rehabilitation of multi-family

dwellings, which were built during the Mass-Housing Period in 8 countries

including Japan, the US, and several counties in Europe, and itemized a total of 197



rehabilitation works. These items were plotted on a matrix with the axis of R
(rehabilitation performance) levels and D (decision'maker) levels. 1 also
interviewed and conducted a questionnaire-survey of 34 builders in these 8
countries for the purpose of clarifying differential points and problems specific to
rehabilitation technology. The frequent problems in the aspect of design and
planning were lack of standards for inspection/check techniques, and indefiniteness
of role of architects. The frequent problem in the aspect of construction was
difficulty in development of measures against residents’ inconveniences and for
security. The frequent problem in the aspect of organization and that of funding
were difficulty to recruit highly skilled/trained workmen and cost management,
respectively. The builders already have some solutions for these problems, but
coordination between different groups of actors remains to be achieved at the

business level.

(2) Verification for reasonability in comparison between rehabilitation results and

desired effects by cost-sharing

I compared the two cases of rehabilitation of a multi-family housing performed
almost in the same time period with different backgrounds and purposes. One case
was carried out in Japan and the other in the Netherlands. Kozoji new town in
Japan was rehabilitated mainly at the levels of R-I (renovation) and R-II (reform).
Bijlmermeer new town in the Netherlands had wundergone a large-scale
rehabilitation concentrated on D-I level (unit) for the first time in 1983. The
background of rehabilitation of Bijlmermeer was associated with the spatial and
social problems including a high rate of vacancy and increasing cases of crimes,
vandalism, and drug abuse. However, this project did not lead to solution to these
problems and resulted in bankruptcy of P-2 (owners). The second large-scale
radical rehabilitation started in 1992, covering the rehabilitation levels R-I
(renovation) to R-IV (reconstruction) and the decision-maker levels D-I (unit) to
D-IV (community). Both the cases of Kozoji New Town and the second
rehabilitation of Bijlmermeer are considered successful because their occupancy
rates increased after rehabilitation. I investigated several factors that contributed
to these successful cases in terms of the balance between rehabilitation effects and
shared-costs from the respective standpoints of P-1 (residents), P-2 (owners), and

P-3 (local governments).



(3) Preconditions for mutual-consensus of P-1 (residents)

I conducted a questionnaire survey of P-1 (residents) regarding the minimum
percentage of pros that they feel acceptable for implementation of rehabilitation.
Responses from residents in rented houses indicated that they were inclined to
entrust a decision on rehabilitation of the exterior, or the shelter, to P-2 (owners).
At the same time, they also seemed to want to have their preference incorporated in
the process of rehabilitating of certain parts which might influence safety and
convenience of the whole building and/or are categorized under D-III level (housing
complex). Among respondents who own a unit, the desirable ranges of percentage
of residents consenting to rehabilitation at D-II level (building) and D-III level
(housing complex) chosen most frequently were “51% to 75%” and “76 to 99%”,
respectively. This result suggests that they were well aware of Commonly Owned
Housing Act, Section 1, Article 17 (Consent from greater than 3/4 (three-fourths)
majority of the voters is required for resolution to change common space areas.) and
Section 1, Article 18, and Section 1, Article 39 (Consent from greater than 1/2 (a
half) majority of the voters is required for resolution concerning maintenance of
common space areas). In addition, with regard to rebuilding, their opinions about
the regulation of Section 1, Article 62 of Commonly Owned Housing Act (which
provides that at least 4/5 (four-fifths) and voters should reach a consensus to
rebuilding), were separated into “decrease of the required percentage of pro voters’

and “Increase of the required percentage of pro voters’.
(4) Differences in expected rehabilitation results by residents’ factors

One of the noticeable observations was the variance of demanded levels of
rehabilitation according to different factors of P-1 (residents). I made an attempt to
illustrate residents’ requests for rehabilitation in relation to individual backgrounds.

With respect to the dwellings of Kozoji New Town, which experienced repeated
physical changes of R-I level (renovation and reform) and R-II (improvement and
repair), it could be predicted that not all P-1 (residents) of rented units were
satisfied with the results of rehabilitation, particularly with the R-I level
(renovation and reform). It was also found that many of unit-owning P-1
(residents) want R-II rehabilitation works done in addition to the current R-1
rehabilitation efforts for improvement of residential function. A large percent of

respondents in each of the two groups expressed the expectation that parking



facilities would be further improved and expanded.

About 70% of respondents living in rented units and about 90% of unit-owning
residents apparently made a demand for at least one of rehabilitation options listed
in our questionnaire. Those residents who chose multiple answers to specific
questions that were randomly picked out from a combination of R levels and D levels
were also likely to make various requests at other levels. The exception to this
finding was confirmed in a group of respondents who demanded “rehabilitation
efforts concentrated on D-I level but much less efforts on D-II and D-III levels”.

With these findings, I made an attempt to clarify a relationship between different
factors of individual residents (room layout, number of floor, family makeup
(including a child or an advanced aged person), age of householder, numbers of
family members in a household, annual income of householder, years of residence,
estimate years of residence, reformation of 2 units into 1 unit) and requests for
different levels of rehabilitation. It can be well predicted that individual
background factors of P-1 (residents) are related with their respective demands for
rehabilitation efforts, because residents’ factors may possibly represent a specific

combination of positive/negative attitudes toward rehabilitation.

(5) Proposal of an effective methodology for consensus building

I would like to propose a methodology that may be useful to achieve consensus
among residents of multi-family dwellings.

Firstly, I would like to describe a theory and practice of cost sharing by P-3 (local
governments). The responsibility of P-3 (local governments), in the first place, is to
offset “failures in marketing” and “failures in governmental policy” as a fair and
efficient countermeasure with political purposes. The collected rehabilitation cases
were categorized according to the aims of policies of P-3 (local government) as listed
below:

1) Redistribution: low-income housing supply and financial support in the form of
rent subsidy (Bijlmermeer) / rent control and evaluation of rehabilitation
outcomes on a marking basis (the Netherlands)

2) Elimination of negative economic factors: countermeasures against the slums,
drug abuse, vandalism (Bijlmermeer and Benning Park, the USA)

3) Guarantee of minimum residential standard: actions to absorb unemployment
and provide financial support in the form of education subsidy (Bijlmermeer)

4) Offset against failures in governmental policy: measures for the aged (Kozoji New

Town) / ensuring of steady operation for P-2 (owners) (the Netherlands and



Denmark)

5) Promotion of efficacy of housing policy: revitalization of private economy
(Benning Park, the USA) / introduction of rental system at the levels of P-1 and
P-2 (Koophuur, Denmark).

Japan has not experienced any phenomenon that may lead to the necessity of 2)
“elimination of negative economic factors and 3) “guarantee of minimum residential
standard” until now. These two categories should be positioned as additional
options of policy to be made against possible similar events in the future. As for 1)
“redistribution”, the scope of responsibility of P-3 (local governments) should be fully
discussed in terms of current Japanese economic policy before proceeding to rent
control. Meanwhile, the marking system in evaluation of rehabilitation results is a
good exemplary case of incentive-plan for improvement of residential environment
by rehabilitation. The insurance system for steady operation by P-2 (owmers),
which is included in the category 4) “offset against failures in governmental policy”,
is expected to be of great benefit in Japan. The main reason is because risks
involved in housing management generally rise within a building, thus less likely to
be diversified into other buildings, since most collective multi-unit housings have
been managed by the common ownership system in compliance with Commonly
Owned Housing Act in Japan. In addition, 5) “promotion of efficacy of housing
policy” is also expected to contribute to improve rigidity and inefficiency of the
current Japanese domestic housing policies.

Secondly, I would like to present a review of changes in the role of P-4
(professionals). Looking into the relationship between players involved in the
second large-scale rehabilitation program of Bijlmermeer from 1992, MP Bureau
and the project office played the central role in building consensus among P-1
(residents) and P-1 (residents)/P-2 (owners)/P-3 (local governments), respectively.
Those players in the group P-4 (professionals) who play an active role in
consent-building such as MP Bureau and the project office had not existed before
this large-scale rehabilitation program. Absence of such a player had previously
been related to the following problems that had actually hindered rehabilitation
processes:

1) Requests for habilitation from P-1 (residents) are not taken in account.

2) P-2 (owners) face difficulty in financing. Relevant market research is
insufficient.

3) P-3 (local governments) are not able to get a good grasp of results of fund

mvestment



4) P-4 (professionals and architects) have difficulty incorporating requests from P-1

(residents) when developing rehabilitation plans

Being positioned as an “integrator” who is responsible for gathering of different
opinions of many players and helps expediting the process of consensus-building
among them, the activities of P-4 professionals such as MR Bureau and the
project office may be characterized according to the kinds of groups they work on
as follows:

1) P-1 (residents): Gather their opinions on rehabilitation, summarize the opinions,
and propose rehabilitation options taking them into account.

2) P-2 (owners): Propose a fund-allocation plan for the rehabilitation program based
on a thorough investigation of the housing market, fundraise, and later evaluate
results of completed rehabilitation.

3) P-3 (local governments): Impress importance of rehabilitation outcomes from the
social aspect and take the responsibility for arrangements of public investments.

4) P-4 (other players, or professionals such as architects and builders): Make sure
that residents’ requests are taken into account, perform a comparative evaluation
of pre- and postrehabilitation conditions, and take the responsibility for

monitoring progress within the proposed timeframe of the rehabilitation program.

Lastly, I would like to discuss feasibility of application of the above findings (that I
obtained by studying a relationship between residents’ factors and tendency of their
requirements (as described in Chapter III)) as a reference for other professionals
(P-4) in making a tentative plan to recommend specific rehabilitation options even
under different circumstances. As a reference model, I calculated category scores of
residents’ requests for rehabilitation with accountable variables of resident factors
using quantification method of type II. This model was developed based on the
following facts I found in this study:

1) In most rehabilitation options specified in our questionnaire, the percentage of
respondents who express a need fell short of 50% except a few items such as
expansion of parking space.

2) In spite of 1), almost all the options got a response from a resident who demands
some extent of improvement.

3) Some of the specified rehabilitation items showed a correlation between
requirements and certain resident factors.

4) Characteristics in factors and contribution levels of residents vary according by

rehabilitation items.



I made an attempt to make a presumptive classification of requirements for
rehabilitation by the levels of P-1 (residents). This is proposed as a methodology for

P-4 (professionals) to be referred when planning a rehabilitation scheme.
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