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INTERIORS ARE FLIGHTY,
fickle, and inconstant—
whether from caprice,
or wear and tear,

CHAPTER 2

Shearing Layers
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HERE'S A PUZZLE. On most American magazine racks you'll find 2 ]
a slick monthly called Architectural Digest. Inside are furniture §%
1 o . . 23
and decor ads and articles with titles like “Unstudied Spaces in if
. » . . 38
Malibu” and “Paris, New York (ZOth—Centmy French Pieces ;5' g Boredom plus money plus fashion equals new
Transform an East Side Apartment).” Almost no architecture. R wallpaper every seven ysars. So it was i (he
i ) ) ] £3 Nathan Beers house of Fairfield, Connecticut.
The magazine's subtitle reads: “The International Magazine of 83 Thirteen consecutive layers of wallpaper were |
8z pasted over one another between the 1820s g‘

Fine Interior De&gn. and 1910. This display is at the Cooper-Hewill

Museurn in New York City.

Architects and interior designers revile and battle each other.
Interior design as a profession is not even taught in architecture
departments. At the enormous University of California, Berkeley,
with its prestigious Environmental Design departments and
programs, architecture students can find no course on interior
design anywhere. They could take a bus several miles to the
California College of Arts and Crafts, which does teach interior
design, but no one takes that bus.

in buildings is Frank Duffy, cofounder of a British design firm
called DEGW (he's the “D7), and president of the Royal Institute of
British Architects for 1993 to 1995. “Qur basic argument is that
there isn't such a thing as a building,” says Duffy. “A building
properly conceived is several layers of longevity of built
components.” He distinguishes four layers, which he calls Shell,

How did Architeciural Digest manage to jump the chasm? Services, Scenery, and Set. Shell is the structure, which lasts the
Advertisers, the market, and a profound peculiarity of buildings lifetime of the building (fifty years in Britain, closer to thirty-five in
did it. Originally, back in 1920, it wasan architecture magazine, North America). Services are the cabling, plumbing, air

though for a public rather than a strictly professional audience. conditioning, and elevators (“lifts”), which have to be replaced
Gradually the magazine noticed that its affluent readers rebuilt every fifteen years or so. Scenery is the layout of partitions,
interiors much more often than they built houses. After 1960, the dropped ceilings, etc., which changes every five to seven years.
advertisers, followed dutifully by the editors, migrated away from Set is the shifting of furniture by the occupants, often a matter of
exterior vision toward interior revision—toward decorous months or weeks.

remodeling—where the action and the money were. The
peculiarity of buildings that turned Architectural Digestinto a
contradiction of itself is that different parts of buildings change at
different rates.

Lilke the advertisers of Architectural Digest, Duffy and his
architectural partners steered their firm toward the action and the

The leading theorist—practically the only theorist—of change rate i Francis Duffy, “Measuring Building Performance,” Facilities(May 1990), p. 17.
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Over fifty years, the
changas within a burild-
ing cost three times
more than the originat
building. Frank Duify
explains this diagram:
“Add up what happens
when capitalis invested
- over a fifty-year period:
ihe Structure expendi-
lure is overwheimed by
- thecumulative financial
consequences of three
- generations of Services
and ten generations of
. Space plan changes.
That'sthemapof money
. inthelife of a building. It
provesthatarchiteciure
is actually of very little
" significance—it's
rugatosy.” (I have
translated Duify'sterms
- into my terms,)

Cumulative total

1988 1956 2008 2018 2028 2038

DEGW, Fyom Francis Duffy and Alex Hanney, The Changing Gity {London:

Bullstrode, 1983), p. 61.

s

- money. DEGW helps rethink and reshape work environments for
= corporate offices, these days with a global clientele. “We try to

. have long-term relationships with clients,” Duffy says. “The unit

- of analysis for us isn't the building, it's the use of the building
-'._-through time. Time is the essence of the real design problem.”

[ve taken the liberty of expanding Duffy’s “four §'s"—which are
~oriented toward interior work in commercial buildings—into a

o,

lightly revised, general-purpose “six §'s™:

o SITE - This is the geographical setting, the urban location,

and the legally defined lot, whose boundaries and context
outlast generations of ephemeral buildings. “Site is eternal,”
Duffy agrees.

» STRUCTURE - The foundation and load-bearing elements
are perilous and expensive to change, so people don't.

These are the building. Structural life ranges from 30 to 300
years (but few buildings make it past 60, for other reasons).

e SKIN - Exterior surfaces now change every 20 years or

" W7 7
> SEHCE LAV
T — SERVICES
T — - SKIN
N & </ —— STRUCTURE

Donald Ryan

SHEARING LAYERS OF CHANGE. Because of the
different rates of change of its components, a
building is always tearing itself apart.

50, to keep up with fashion or technology, or for wholesale
repair. Recent focus on energy costs has led to re-
engineered Skins that are air-tight and better-insulated.

e SERVICES - These are the working guts of a building:
communications wiring, electrical wiring, plumbing,
sprinkler system, HVAC (heating, ventilating, and air
conditioning), and moving paits like elevators and escalators.
They wear out or obsolesce every 7 to 15 years. Many
buildings are demolished early if their outdated systems are
too deeply embedded to replace easily.

o SPACE PLAN - The interior layout—where walls, ceilings,
floors, and doors go. Turbulent commercial space can
change every 3 years or so; exceptionally quiet homes might
walit 30 years.

e STUFF - Chairs, desks, phones, pictures; kitchen
appliances, lamps, hair brushes; all the things that twitch
around daily to monthly. Furniture is called mobifia in
Italian for good reason.
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Carlaten Emmons Walkins, Marilyn Blaisdell Collection.

£ s i Sugovs _ . H '

1863 - The first Cliff House was buill in 1863 to take commercial advantage of the site’s spectacularview
of Seal Rocks (which crawled with sea lions) and Pacific sunsets. The restaurant’s cormmercial success
was always tenuous, because its customers in San Francisco were seven sandy miles away to the east.

(NATURAL) SITE IS ETERNAL. At San Francisco’s famous Cliff House, the house

Ban Franglsco. Neg. no, FN-27343.

Califomia Historical Society,

Lz SR

ca. 1910 - Sutro’s daughter, Dr. Emma Merritt, had the next Cliff House made of fireproof concrete and
steel, designed by brothers named Reid. President Taft dined at this one.

1878 - In 1868 the original owner tripled the Cliff House in size with two asymmetric wings and a long
roofed balcony. it was by now a successfut gambling casino. San Francisco silver-mining millionaire
Adolph Sutro, having built a home and public garden on the heights overlooking the Cliff House, didnt
like its rowdy reputation, so he bought the place and converted it to a family restaurant. On Christmas
night in 1894 a kitchen fire burned the building down.

ca. 1946 - After a series of owners and a number of years being closed, the Cliff Mouse was bought a
refurbished by George and Lec Whitney in 1937. |t featured the largest curio shop in the world.



Chartos T. Hall, Marilyn
Bfalsdell Collaction,

Turrll & Miller. Marilyn
Blalsdell Collection.

o

ca, 1900 - Presidents McKinley and Roosevelt dined at Sutro’s Cliff House. Eight storieshigh, ithad 1907 - On September 7, 1907, the dream burned o

835 - Adoiph Sutro was an engineer accustomed to

1aire uge projects. He hired architects C. J. Colley and  artgalleries and ballrooms as well as dining rooms and bars. Sutro began building arailroadtobring  rubble, with just a few chimneys left standing.
lidn't ‘Emile S. Lemme to design a chateau-style edifice 1 customers to his amusement palace. Solidly nailed to its cliff with iron rods, the building suffered no
mas malch the grandeur of the site. damage at all from the great earthquake and fire of 1906.

1973 - The Cliff House closed
again in 1969, then recpenead
in 1973—during San Fran-
cisco's “psychedelic” heyday——
with a heady mural of ocean
waves and spray. Most of the
photes and information on
these two pages are from San
Francisciana: Photographs of
the Cliff House (San Francisco:
Blaisdell, 1985}, by Marilyn
Blaisdell, See Recommended
Bibliography.

comes and goes. The cliff stays.

Gragory Gaar. Marilyr: Blalsdell

1991 - In 1977 the National
Park Service teok overthe Cliff
House as part of the Goklen
Gate Nationat Recreation Area.
ltis appropriately staid and pub-
lic-spirited in demeanor. Ev-
ery so offen someone revives
thefantasy of rebuilding Sutro's
exiravaganza. Strangerthings
have happened.

25 October 1991. Brand.

€a, 1954 - In 1950 the Whitney brothers drastically remodeled the building with redwood siding and
extendad it to the left. The building never did get its dignity back.




Raston Public Library, Prints Departmant. Provided by Peler Vandanwarker.

@ Pelor Vandarwarker; with Alax MocLean, pi

Twelve decades later every single building but one—ihe Old South Meeting House at

1860 - Looking due east across what is now the financial district of Baston, this was the first aerial photo 1981 - : $ ! £

of an American city—shot by J. W, Black from a balloon tethered at 1,200 feet. Keep your eye an the far left—is gone. What the great fire of 1872 did not take, real esfate pressures did, But the
steepled church at the far left, the Old South Meeting House. This pair of phetos is reprinted from the slrests are entirely intact, and buildings like the parking lot bent in the middle foreground and the
excellent rephotography book, Cityscapes of Soston, by Robert Campbell and Peter Vanderwarker ShawmutBanf-:.huddmg !ailandtra_pezmdal inthe mlddletop,must twistlofitthe streets and their
(Boston: Haughton Miffiin, 1992, See Recommended Bibliography.) angulariots. Milk Streetis the curving streeton the left: Frankiin curves oh theright. Washington

Street angles down in the foreground from the OId South Meeting House.

ca. 1980 - The oval of an ancient Roman

(POHHCAI‘) SITE IS ETERNAL. The amphitheater in Lucca, ltaly, was pre-
streets of Boston, tangled as they are, served by gradually turning into private
R property. When the empire died and the
womn't move. Even the skyscr apers must enteriainmentstopped, people movedinto
s the obsolete structure and made their

dance to their Choreogr ap hY‘ homes and shops there, Over the centu-
In Lucca, Italy’ the outline of a Roman ries all of the original structure was re-
. . . R placed, but its oulline persisted in the
amphitheater lives on in the modern city, properly fines. The center of the oval

eventually became crowded with build-
ings. The space was reopened info a
piazza in the 19th centary, the better to
atiract tourists 1o the ghost amphitheater,



ol Lucca, Naly.

Dulfy's time-layered perspective is fundamental to understanding
how buildings actually behave. The 6-5 sequence is precisely
followed in both design and construction. As the architect
proceeds from drawing to drawing—layer after layer of tracing
paper—“What stays fixed in the drawings will stay fixed in the
huilding over time,” says architect Peter Calthorpe. “The column
grid will be in the bottom layer.” Likewise the construction
sequence is strictly in order: Site preparation, then foundation and
framing the Structure, followed by Skin to keep out the weather,
installation of Services, and finally Space plan. Then the tenants

_ truck in their Stuff,

+ Frank Duffy: “Thinking about buildings in this time-laden way is
- very practical. As a designer you avoid such classic mistakes as
+ solving a five-minute problem with a fifty-year solution, or vice

versa. If legitimizes the existence of different design skills—

- architects, service engineers, space planners, interior designers—
all with their different agendas defined by this time scale. It
- means you invent building forms which are very adaptive.”

- The layering also defines how a building relates to people.

Organizational levels of responsibility match the pace levels. The

- building interacts with individuals at the level of Stuff; with the

“tenant organization (or family) at the Space plan level; with the
~landlord via the Services (and slower levels) which must be

- maintained; with the public via the Skin and entry; and with the
“whole community through city or county decisions about the

footprint and volume of the Structure and restrictions on the Site.

. The community does not tell you where to put your desk or your
- bed: you do not tell the community where the building will go on
- the Site (unless you're way out in the country).

. Buildings rule us via their time layering at least as much as we rule
- them, and in a surprising way. This idea comes from Robert V.

s

- ¢ R.V.O'Neili, D L. DeAngelis, J.B Wade, T. F. H. Allen, A Hierarchical Concept of

Eeogystems (Princeton: Princeton University Press, 1986), p. 98.

SHEARING LAYERS

O'Neill's A Hierarchical Concept of Ecosystems. O’Neill and his
co-authors noted that ecosystems could be better understood by
observing the rates of change of different components.
Hummingbirds and flowers are quick, redwood trees slow, and
whole redwood forests even slower. Most interaction is within the
same pace level—hummingbirds and flowers pay attention to
each other, oblivious to redwoods, who are oblivious to them.
Meanwhile the forest is attentive to climate change but not to the
hasty fate of individual trees. The insight is this: “ The dynamics of
the system will be dominated by the slow components, with the
rapid components simply following along.”? Slow constrains
quick; slow controls quick.

The same goes with buildings: the lethargic slow parts are in
charge, not the dazzling rapid ones. Site dominates the Structure,
which dominates the Skin, which dominates the Services, which
dominate the Space plan, which dominates the Stuff. How a room
is heated depends on how it relates to the heating and cooling
Services, which depend on the energy efficiency of the Skin,
which depends on the constraints of the Structure. You could add
a seventh “S"-—human Souls at the very end of the hierarchy,
servants to our Stuff.

still, influence does percolate the other direction. The slower
processes of a building gradually integrate trends of rapid change
within them. The speedy components propose, and the slow
dispose. If an office keeps replacing its electronic Stuff often
enough, finally management will insist that the Space plan acquire
a raised floor to make the constant recabling easier, and that's
when the air conditioning and electrical Services will be revamped
to handle the higher load. Ecologist Buzz Holling points out that
it is at the times of major changes in a system that the quick
processes can most influence the slow.

The quick processes provide originality and challenge, the slow
provide continuity and constraint. Buildings steady us, which we
can probably use. But if we let our buildings come to a full stop,
they stop us. It happened in command economies such as Eastern

17
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SHEARING LAYERS

Europe’s in the period 1945-1990. Since all buildings were state-
owned, they were never maintained or altered by the tenants,
who had no stake in them, and culture and the economy were
paralyzed for decades.

Slow is healthy. Much of the wholesome evolution of cities can
be explained by the steadfast persistence of Site. Property lines
and thoroughfares in cities are inviolate even when hills are
leveled and waterfronts filled in. After the Great Fire of London in
1666, the city was rebuilt of brick, with widened streets but upon
the old ground plan, and with meticulously preserved property
lines. A wise move, says urban scholar Kevin Lynch: “Rebuilding
was rapid and vigorous because each man could start again on his
own familiar Iand.” Exactly the same thing happened two-and-a-
half centuries later in San Francisco, after its earthquake and fire
of 1906.

Different Site arrangements lead to different city evolutions.
Downtown New York City, with its very narrow long blocks, is
uniquely dense and uniquely flexible. Quick-built San Francisco

STRUCTURE PERSISTS AND DOMINATES. In Santa Fe's old
State Capitol building, the original Structure defined the
remodeling possibilites—even with radical changes of Skin,

footprint, volume, and interior design.

ca. 1916 - Walch the two arched
windows atthe upper leftof the facade.
On this site the first New Mexico State
Capitol building was built in 1886 and
burnedin 1822 (arson suspected.} This
domed cagito! went up in 1900 but
spon proved embarrassing, because
around 1920, Santa Fe decided 1o re-
model the whole city to look historn-
cal—Spanish Colonial and Territorial
style {see Chapter 9 for the strange

story).

is kept adaptable, congenial, and conservative over the decades
by its modest lot sizes, according to urban designer Anne Vernez
Moudon:

Small lots will support resilience because they allow many
people to attend directly to their needs by designing,
building, and maintaining their own environment. By
ensuring that property remains in many hands, small lots
bring important results: many people make many different
decisions, thereby ensuring variety in the resulting
environment. And many property owners slow down the
rate of change by making large-scale real estate transactions
difficult.®

After Site comes Structure, at the base of which is the all-
determining foundation. If it is out-of-square or out-of-level, it
will plague the builders clear to the roof line and bother

1992 - The twoarched windows are stil there, and sois the core Structure, but not much
else Is visibly the same. Between 1950 and 1953 the buitding had its dome decapitated,
its classical portico demolished, a tower added {along with extensive new space), and
the whole thing tricked out with a parficularly unconvincing adobe lock and Territorial-
style detailing such as the brick wall-tops. In 1966 a new Capitol building was huil
nearby, and this became the Bataan Memorial Building, still housing some state cffices.
‘G"i‘ pe

Anna L. Hase. Mugseum of New Mexico. Neg. ne, 16711,
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National Archives, Neg. no. 59-HB-3.

-1855 - The US Soldiers' Home {1857) was originally designed
lnok lialianate by a second lieutenant in the US Army Corps of
-Engineers. The material was New York marble.

SKIN IS MUTABLE. Even institutional buildings like
the Soldiers’ Home in Washington DC can’t resist
periodically shedding old skin for a new.

remodelers for the life of the building. If it is weak, it permanently
imits the height of the building. If it lets in water or offers
inadequate headroom for the basement, remedy is nearly
impossible.

:-The mutability of Skin seems to be accelerating. Demographer
Joel Garreau® says that in “edge cities” (new office and commercial
developments on the periphery of older cities) developers are
accustomed to fine-tune their buildings by changing rugs and
facades—a typical “facadectomy” might go upscale from
pretentious marble veneer to dignified granite veneer to attract a
richer tenant. Developers expect their building Skins to “ugly out”
every fifteen years or s0, and plan accordingly.

¥ Kevin Lynch, What Time Is This Place? (Cambridge: MIT Press, 1972), p. 8. See
Recommended Bibliography.

1 Anne Vernez Moudon, Buil for Change (Cambridge: MIT Press, 1986), p. 188. See
Recommenced Bibliography.

3 Gasreau is the author of Fdge City (New York: Doubleday, 1991). See Recommendex!
Bibliography.

* Rick Bevington and Arthur H. Rosenfeld, “Energy for Buildings and Homes,” Scientific
Americernnt (Sept. 1990), p. 77.

ca. 1872 - In 1868 the building camouflaged its expansion upward
with a fashionable Second Empire mansard roof. The tower also
grew higher and acquired a water tank.

Library of Congress. Neg. no. LC-G?-EOdZ 205602,

National Archives, Neg. no. 111-SC-103818.

ca. 1910 - In 1884 and 1887 the rear of the building was expanded
ina Gothic Revival style, andin 1880 the front of the building caught
up, growing still higher in the process. The building has housed
velerans from every American war since the War of 1812,

The longevity of buildings is often determined by how well they
can absorb new Services technology. Otis Elevator contractors
don’t bother to make money on their first installation. They know
you'll be back soon enough for improved elevators; their profits
are in the inevitable renovations. Energy Services such as
electricity and gas are driven constantly toward greater efficiency
by their sheer expense—30 percent of operating costs, equal over
a building’s life to the entire original cost of construction.
Between the Energy Crisis of 1973 and 1990, the money spent on

space heating in new American buildings dropped by a dramatic
50 percent.’

Even the home is no refuge from turnover in Services. Houses
were revolutionized by the arrival of public water service around
1900, then by public electricity in the 1920s and 1930s, later by-
cable television in the 1970s. The two most renovated rooms in
all houses are the kitchen and bathroom. Building historian
Orlando Ridout says that in Maryland, you can find more whole
houses from the 1700s than pre-1920 toilets. Whether it's the
arrival of colored enamel in the 1920s, the advent of Jacuzzi baths
in the 1970s, or guilt about water-wasting toilets in the 1980s,
people keep making changes and expanding the significance of
the bathroom in their homes. Likewise the kitchen, which has
migrated from a back corner to the middle of home life, while
stoves, refrigerators, and sinks are replaced as frequently as

19



L. C. Durette. Library of Congress.
Neg. no. HABS NH-8-PORT. 124-15.

SHEARING LAYERS
automobiles. Service-connected Stuff will not hold still.

The Space plan and Stuff are what building users have to look

at and deal with all day, and they rapidly grow bored, frustrated,
or embarrassed by what they see. Between constant tinkering and
wholesale renovation, few interiors stay the same for even ten
years.

A design imperative emerges: An adaptive building bas to allow
slippage between the differently-paced systems of Site, Struciure,
Skin, Services, Space plan, and Stuff. Otherwise the slow systems
block the flow of the quick ones, and the quick ones tear up the
slow ones with their constant change. Embedding the systems
together may look efficient at first, but over time it is the opposite,
and destructive as well.

Thus, pouring concrete on the ground for an instant foundation
(“slab-on-grade”) is maladaptive—pipes are foolishly buried, and
there’s no basement space for storage, expansion, and mainten-
ance and Services access. Timber-frame buildings, on the other
hand, conveniently separate Structure, Skin, and Services, while
balioon-frame (standard stud construction) over-connects them.

All these shearing layers of change add up to a whole for the
building, but how do they add up to a whole for the occupants?
How can they change fotward the humans in them rather than

1936 - SERVICES OBSOLESCE
AND WEAR QUT. In the kitchen of
the Captain Barnes house (1808}in
Portsmouth, New Hampshire, Ser-
vices-connected appliances were
layered on each other. Originally it
had a large fireplace. About1816a
caontrivance called the Rumford
Roasterwasadded oentheleft (round
plate}. Then & stove was built into
the fireplace {probably 1840s}, and
alaterstove (probably around 1900)
crowded in front of it. Also visible
are a water healer (cylinder behind
the stove), rack for drying clothes
on the right, and a bare electric
light.

ca. 1935 - A series of cafes have occupied this building on the comner of Den Gaspar and Waler sireels
in Santa Fe, New Mexico. Its comer location near the central plaza kept it busy, but cafes are ephemeral
enlemprises.

ca. 1935 - A soda fountain and booths dominated the Space plan of the K. C, Waftle house. It sald,:
just as clearly as the sign outside, “Tourists, come in as you are.” Southwestern style is evidentin th
tile and leather.
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13 March 1651, Brand.

$91 - The K. C. Walffle House became the Mayilower Cafe, then Golden Temple Conscious Cookery
'{1874-1977), then Pogo’s Eatery (1977-1979), then Cafe Pasqual's (1978-7).

Museum of Now Maxlce. Neg. no, 50600,

T. Harman Parkhu
13 March 1991, Brand.

& : &
said, : 821 - The Space plan of Pasqual's features a raised seating area by the entrance and added rest rooms
1the - | the back. While the exterior shows a modest efiost at deepening "authenticity,” the interior motid is

amorausly Mexican, The cooking is Santa Fe chic.

SHEARING LAYERS

INTERIORS CHANGE RADICALLY while exteriors
maintain continuity. The Space plan is the stage
of the human coimedy. New scene, new set.

away, as 50 many seem to do? Here the leading theorist is
Christopher Alexander. A long-time professor of architecture at
the University of California, Berkeley, Chris Alexander is the
author of an influential series of books from Oxford University
Press which explore in practical detail what it is that makes
buildings and communities humane—or more precisely, what
makes them become humane over time.?

A design professional of depth—his 1964 Notes on the Synthesis of
Form is still in print—Alexander is inspired by how design occurs
in the natural world. “Things that are good have a certain kind of
structure,” he told me. “You can’t get that structure except
dynamically. Period. In nature you've got continuous very-small-
feedback-loop adaptation going on, which is why things get to be
harmonious. That's why they have the qualities that we value. If
it wasn't for the time dimension, it wouldn’t happen. Yet here we
are playing the major role in creating the world, and we haven't
figured this out. That is a very serious matter.”

Applying this approach to buildings, Alexander frames the design
question so: “What does it take to build something so that it’s
really easy to make comfortable little modifications in a way that
once you've made them, they feel integral with the nature and
structure of what is already there? You want to be able to mess
around with it and progressively change it to bring it into an

7 Alexander’s “yeliow books” from Oxford University Press, cacl with a variety of co-
authors, are: The Timeless Way of Building (1979); A Pattern Language {1977); The Orggon
Experiment (1973); The Production of Houses (1985); The Linz Café (1981); A New Theory
of Urban Design (1987). See Recommended Bibliography. A reviewer in Architectitral
Design called A Pattern Language “perhaps the most imporant book on architectural
design published in this century.”
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STUFF JUST KEEPS MOVING. The Treaty Room of the White
House has had the same Space plan since 1817—except for a
temporary partition installed for Abraham Lincoln in 1861.
But the furniture and fittings blinked in and out of the room
as administrations and fashions came and went, and the
room’s use varied from bedroom to outer office, to Cabinet
room, to inner office, to sitting room, to library.

ca. 1891 - On the second floor of
the White House, whatis now called
the Treaty Room is connected by
an inner door o the Oval Office. It
has always been an intimate part of
the President's family or work life.
In President Benjamin Harrison's
admiristeation {1889-1893) it was
used as the Cabinet Room, domi-
nated by President Grant’s table for
Cabinet meetings in the middle.
Watch the chairs, the rug, the chan-
delier, fireplaca and its mirror, and
the pictures on the wall.

ca. 1895 - President Grover Cleve-
land {1893-1897) has a different
chair for himself at the head of the
Cabinet table, and there's a new
chandelier. A framed picture inthe
corner has changed, and the book-
shelves there are gone. (in 1993
the Cabinet table was sfill in this
room—as President William
Clintor’s desk.)

ca, 1899 - President William
McKintey (1897-1901) has a new
chair, new rug, and a new fireplace
screen, but the chandelier and the
framed picture and bookshelves in
the corner from Harrison's era have
relurned. McKinley was the first of
several presidents to use the room
as his private office. Inthis roomhe
signed the declaration of war with
Spain in 1898 and five months later
signed with the ambassador of
France the protocols for the peace
conference—hence, the Treaty
Room.

rary of Congress. Neg. no, LGJESE 81340,

Heuse Collection.

Whi

Library of Congress. LCJGS8 B1332.

ca. 1911 - The White House was
drastically remodeled by architect
Charles McKim in 1902, during
Theodore Roosevell's administra-
tion. President William Taft {1909-
1913) continued Roosevelt's use of
the Treaty Room as his office. The
door tim was the same, but the
firepiace, ceiling cornice, furniture,
shelving, rug, and pictures all were
ditferent.

1931 - President Herbert Hoover
(1929-1933) had a wife, Margaret,
whose ambition was to convert the
Treaty Room to the *Monroe Draw-
ing Room.” It had been used as an
Inner sancium office by President
Woodrow Wilson, then as a sitting
room by Warren Harding and Calvin
Coolidge. Mrs. Hoover sought an-
tique fumiture from the period of
President Jamss Monroe (1817-
1825). She found a chandelier that
had been discasded from the Green
Room {the stale reom just befowthis
one).

1261 - President John F. Kennady
{(1961-1963) alsc had a wile,
Jacyueline, who Joved to supervise
interior design. The room looked
like this after Roosevelt, Truman,
and Eisenhower. (During Truman’s
administration, the entire building
was guited and rebuiit—this room
had the same trim, fireplace, and
chandelier, but the walls, ceiling,
floor, and windows were new con-
struction. The Space plan had al-
tered not an inch.}

1963 - Jackie Kennedy helped
found the White House Historical
Association, and she brought in
French interior designer Stefan
Boudin. Their version of the Treaty
Room restored over the fireplace a
massive ornate mirror of the kind
that wastherewhen McKinley signed
the peace protocols with Spain. On
the walt is an 1899 painting of the
very event. The table and chairs
were kept, along with the chandelier
that Mrs. Hoover fancied.




adapted state with yourself, your family, the climate, whatever.

This kind of adaptation is a continuous process of gradually taking
care.” You can recognize the result where that process is

working, he writes. “Because the adaptation is detailed and pro-
ound, each place takes on a unique character. Slowly, the variety
*f places and buildings begins to reflect the variety of human
Sitwations in the town, This is what makes the town alive.”

Kiplinger Washington Coflection. Neg, no. 107330, .

While all buildings change with time, only some buildings
mprove., What makes the difference between a building that gets
steadily better and one that gets steadily worse? Growth,
pparently, is independent of adaptation, and spasmodic
sccupant-turnover can defeat adaptation.

Growth follows a simple goal of property owners: maximize what
‘ou control. The practice is ancient. In old cities of Europe and
he Mideast, upper stories would jetty out farther and farther to
ncrease the space on each floor, until neighbors could shake
hands across the street from upper rooms. Now as then, more
space in domestic buildings is equated with freedom. In
‘ommercial buildings, more space means profit. In institutional
mildings, it means power. Everyone tries to get more than they're
lowed. City councils often seem to discuss little else. But only
sometimes are additions an improvement. Adding more rooms
iround the periphery of a building, for instance, often leaves the
middle dark and desolate.

Whila House Coliection. Nog. no. B3,

. 5330

Abble Row, Hnlionat Park

10 Doccmber 1061
.. Bervin, White Hotisy Colinction,, Heq,

The opposite of adaptation in buildings is graceless turnover. The
~usual pattern is for a rapid succession of tenants, each scooping
“our all trace of the former tenants and leaving nothing that
successors can use. Finally no tenant replaces the last one,

- vandals do their quick work, and broken windows beg for

613163,

+% Christopher Alexander, The Timeless Way of Building (New York: Oxford University
Press, 1979), p. 231

*Yron Thébert, “Private Life and Domestic Architecture in Roman Africa,” A History of
Private Life, 5 vols. (Cambridge: Harvard Univ, Press, 1985, 1987), vol. 1, p. 407.

5 March 1963. Robert C. Knudsen,

... Hatine Colleclion., Neg. po
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demolition. There are two forms of surcease. If there is a
turnaround in local real estate, the succession of owners and
tenants might head back upscale, each one adding value. Or the
building may be blessed with durable construction and resilient
design which can forgive insult and hard swerves of usage. A
brick factory from the 1910s, with its intelligent daylighting and
abundant space, can stand empty for a decade and still gain value.,

Age plus adaptivity is what makes a building come to be loved.
The building learns from its occupants, and they learn from it.

There is precedent for thinking this way. In classical Greece and
Rome, domus meant “house” in an expanded sense:

People and their dwellings were indistinguishable: domus
referred not only to the walls but also to the people within
them. Evidence for this is found in inscriptions and texts, in
which the word refers now to one, now to the other, but
most often to both at once, to the house and its residents
envisioned as an indivisible whole. The architectural setting
was not an inert vessel; the genius of the domus, honored by
a cult, was the protector of both the place and the people
who lived in it?

That kind of bonding between building and inhabitants still
occurs. The next two chapters explore seemingly opposite
examples of it—two kinds of buildings that easily become loved.
One, grand and deep, I call the High Road—durable, independent
buildings that steadily accumulate experience and become in time
wiser and more respected than their inhabitants. The other, quick
and dirty, is the Low Road. Their specialty is swift responsiveness
to their occupants. They are unrespectable, mercurial, street-
smart.

Among buildings as within them, differences of pace are
everything.

23
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The sequence of effects of deterioration on ordinary buildings has
never been formally studied—a curious lapse, considering the
massive capital loss involved-~but some rules of thumb have
emerged. Due to deterioration and obsolescence, a building’s
capital value (and the rent it can charge) about halves by twenty
years after construction. Most buildings you can expect to require
complete refurbishing from eleven to twenty-five years after
construction.? The rule of thumb about abandonment is simple: if
repairs will cost half of the value of the building, don’t bother.
This is the point at which owners either demolish the place (often
feaving a vacant lot, which is considered to be more salable than a
shabby building, to the despair of city planners and preserva-
tionists), or they burn it for insurance, or they let it stand empty.

An empty building rots fast and attracts trouble. Once it is left
unheated and unventilated, any moisture that gets in immediately
begins causing serious damage, with no one around to notice

or worry. Vandals smash the windows, letting in more rain, and
they trash the interiors. Now considered an eyesore and a hazard
by the community, the building won’t be allowed to continue
much longer.

Since the downward spiral of dilapidation can accelerate so
quickly, the trick is to keep a building from entering the spiral at
all. Two methods are supposedly standard, but both are in
practice somewhat rare. One is “preventive maintenance”—
routinely servicing materials and systems in the building before
they fail, thereby saving considerable expense and greatly
extending the life of the building. The other is designing and
constructing the building in such a way that it doesn’t need a lot of
maintenance. Both are unpopular. Solid construction?

Expensive! Preventive maintenance? BORing.

Building maintenance has little status with architects. They see
the people who do the maintaining as blue-collar illiterates and
the process of upkeep as trivial, not a part of design concerns. As
a result of this attitude, Pompidou Centre (1979) in Paris, the
spectacular inside-out arts complex designed by Sir Richard

Structural failures occur

Repair costs ———————

Time in years

Total cost of major repair (C)
Total cost of minor repair (B)
Total cost of preventive maintenance (A)

PREVENTIVE MAINTENANCE (bottom fine) not only costs markedly less in aggregate than
buildings failures, it reduces human wear and tear. A buildings whose systems are always bresiys
threatening to break is depressing 1o the occupants, and that brings on another dimension of

This diagram is adapted from Preventive Maintenance of Buildings {New York: Van Nostrand R
1991}, p. 8.

Rogers and Renzo Piano supposedly to accommodate all man
of change, cannot accommodate what the weather does w all
exposed piping. The place became an exorbitant scandal of "
and peeling paint. But even ordinary office buildings sulfer
the lapse. According to The Occupier’s View, the survey of fil
eight new business buildings near London, “a staggering on
of the sample said that the need to clean their windows had
even been considered during the design and construction o
building.” Also lighting fixtures in the grand lobbies were-
unreachable for lamp replacement, and internal drains from :
flat roofs had no access hatches for inspection and cleaning

.

Incompetent design often is matched by hurried, shoddy
construction, which can be concealed or can get by on hein
good enough, just long enough. A building scientist I talkéd
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divided into “preventive” and “corrective.” In-house maintenance
staffs are on call 24 hours a day, and all working equipment is
kept in good-as-new condition. So far as I know, ships and
hospitals have never been studied as design exemplars for other
kinds of buildings.

Too often a new building is a teacher of bad maintenance habits.
After the initial shakedown period, everything pretty much works,
and the owner and inhabitanis gratefully stop paying attention to
the place. Once attention is deferred, deferring of maintenance
comes naturally. It might be better if some of the original work

‘were intentionally ephemeral, with everyone knowing it will

require maintenance or replacement within a year. “How might a
new building teach good maintenance habits?” is a question worth
giving to architecture students.

Maintenance comes in two major flavors, especially around
houses—cosmetic and real. Unfortunately the cosmetic is more
fun. It’s like the weekend sailor who puts loving attention into his
sailboat’s varnished brightwork and lets the engine rust. Serious
sailors paint over the brightwork and lavish their fretful attention
on the engine, laying in a spare water pump and extra fan belts.
Maybe the trick for homeowners is to mix serious and frivolous
chores: replace the air filter in the furnace, then go putter in the
garden. Or be sure that any repair includes the reward of some
improvement. The temptation to avoid is concealing the need for
real work with a cosmetic touch-up—painting the rot.

Deborah Devonshire accords high status to the keepers of
Chatsworth and its lands and celebrates their tasks:

In the house and out of doors vigilance and maintenance,
unseen and unsung, are the order of the day’s work.
Nothing is permanent. Lead on the roof wears thin, and a
hole the size of a pinhead lets in rain which can soon turn
into dry rot. Stone, especially when bedded the wrong

¥ Deborah Devonshire, The House (London: Macmillan, 1982), p. 83.

way of its grain, flakes, and the weather finds the weak
places and scoops them out as if with a giant spoon....
Wormwood, death-watch beetle, fire, water, snow, frost,
wind and sun (All Ye Works of the Lord, in fact) each doe
its special harm »

Against the flow of this constant entropy, maintenance people
must swim always upstream, progressless against the current li
a watchful trout. The only satisfaction they can get from their
work is to do it well. The measure of success in their labors is th
the result is invisible, unnoticed. Thanks to them, everything is
the same as it ever was.

The romance of maintenance is that it has none. Its joys are qui
ones. There is a certain high calling in the steady tending toa
ship, to a garden, to a building. One is participating physically
a deep, long life.

The anthropologist/philosopher Gregory Bateson used to tell
a story:

New College, Oxford, is of rather late foundation, hence
name. It was founded around the late 14th century. It hi
like other colleges, a great dining hall with big oak beams
across the top, yes? These might be two feet square, forty
five feet long.

A century ago, so I am told, some busy entomologist went
into the roof of the dining hall with a penknife and poked
the beams and found that they were full of beetles, Thisw
reported to the College Council, who met in some disnx:
because where would they get beams of that caliber
nowadays?

One of the Junior Fellows stuck his neck out and sugge
that there might be on College lands some oak. These
colleges are endowed with pieces of land scattered acro
the country. So they called in the College Forester, whoo
course had not been near the college itself for some yea
and asked him about oaks.

i
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sing timbers from college estates at Great Horwood and Akely in north Buckinghamshire. The
s the oldest surviving college hall at Oxforg, completed in 1386 by Bishop Willlam of Wykeham
wason, William Wynford). The now-windowed openingin the rocf was ariginally to letout smoke
upen fire in the center of the hall.
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And he pulled his forelock and said, “Well sirs, we was
wonderin’ when you'd be askin’.”

Upon further inquiry it was discovered that when the College
was founded, a grove of oaks had been planted to replace
the beams in the dining hall when they became beetly,
because oak beams always become beetly in the end. This
plan had been passed down from one Forester to the next for
six hundred years. “You don't cut them oaks. Them’s for the
College Hall.”

A nice story. That's the way to run a culture,

Every time ['ve retold this story since I first heard it from Gregory
in the 1970s, someone always asks, “What about for the next time?
Has a new grove of oaks been planted and protected?” 1
forwarded the question to the authorities at New College—the
College Archivist and the Clerk of Works. They had no idea.
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