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Among the great German home loan banks, the Schwébisch Hall bank is the
most popular. With its iconic brick logo, the smart fox, and the well-known
slogan ‘Auf diese Steine kénnen Sie bauen — Schwdébisch Hall’, which roughly
translates as ‘you can build on these bricks’!, the bank’s name has become
the German byword for financing the Eigenheim.? While popular memory as
well as urban history for a long time equated the West German system of
financing homeownership by Bausparkassen with sprawling suburban areas
made up of newly built single-family homes, | will elucidate a hitherto un-
known part of these banks’ vision of housing.

In 1977, the bank introduced another marketing feature that helped con-
solidate the brand’s popularity: mosaik, a customer magazine. From 1977
until 2002, it appeared four times a year. The number of distributed copies
ranged between 2.3 and 3.4 million per annum. The magazine was mailed
to all bank customers and was available to take away in the branches of the
Genossenschaftsbanken [German cooperative bank association], located in
city centres as well as in small villages. The very first issue featured the his-
toric Eltz Castle on the Moselle River as Germany’s ‘most beautiful” and ‘best
preserved’ high medieval castle (N.N. 1977). The Eltz Castle article served
as the overture to Schwabisch Hall’s love affair with Denkmalpflege, Altbau-
erneuverung, and Stadtsanierung [historic preservation, refurbishment, and ur-
ban renewal]. The home loan bank did not just publish recommendations
for recreational outings to heritage sites. Soon, it seems, mosaik became a

special interest magazine for renovation-related topics. In almost every issue
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it provided its readers with feature articles about historical buildings and old
towns — and thus arficulated the general leaning towards different forms of
nostalgia at that time. Based on these findings, this chapter seeks to challenge
the dominant narrative of the West German home loan policy as resulting in
consumerist attitudes forgetful of the environment.

This said, a couple of questions arise as to the entanglement of homeownership
and historical buildings and the existing building stock in general: In how far
did the concept of the detached single-family home relate to the socio-cultural
changes in the 1970s and 1980s2 How did the boom of the historic city and
the growing interest in old buildings interfere with the popular making of the
single-family home as a financial product? The analysis departs from a micro
study of refurbishments of single-family dwelling featured in Schwabisch Hall’s
mosaik magazine: How did the magazine reconcile the topics of old houses
and building new homes2 What were the editorial strategies of presenting old
buildings in mosaik? Which topics emerged alongside the introduction of the
old building theme? And why was Schwébisch Hall interested in old buildings
at all2 This chapter presents a close reading of architectural reality edited by
mosaik magazine between its first issue in 1977 and its relaunch in 2002,
when the magazine was renamed house and more, unveiling a multifaceted

story of home loan banks, conversion architecture and diversifying lifestyles.

Financing and popularising renewal and conversion: endeavours in 1970s and
1980s lifestyles

The fact that mosaik began to appear in 1977 coincides with fiscal regulations
which were important for financial products offered by Bausparkassen. Following
a growing general interest in urban renewal, West German federal legislation
from then on promoted the renovation and purchase of old buildings. The Ge-
sefz zur Férderung der Modernisierung von Wohnungen (WoModG 1976, or
housing modernisation act) was introduced, which subsidised housing renova-
tion and retrofitting of new routines and functions concerning layouts, heating,
sanitarian and kitchen facilities etc. Additionally, the income tax regulations were
revised to allow tax deductions for building renovation costs. Two years earlier, in
1975, the European Cultural Heritage Year marked a peak in the popular and
political awareness of the many threats modernist renewal policy of that time
meant for the built heritage (Petzet 1975). Grassroots movements in many Euro-
pean cities took issue with the prevailing practice of replacing historic inner-city
quarters with mass housing and commercial buildings (Baumeister et al. 2017).
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The arising movements ranged from anti-demolition protests to house squatting
to experimenting with alternative and participatory planning processes. In cases
such as the International Building Exhibition Berlin (IBA) in the 1980s, DIY reno-
vation projects and cooperation with house squatters even became part of the of-
ficial municipal renewal policy. The obsession with old buildings at that time went
far beyond the common cause of historic preservation. Moreover, a growing
awareness of the transformative capacity of old buildings in general developed,
which is expressed in numerous publications on architectural conversion, ranging
from one of the first coffee-table books (Cantacuzino 1975} to Claus Arendt’s
(1977) ‘Altbau-Erneuerung’, the first German language DIY guideline of its kind.
Right away, the first issue of mosaik published in early 1977 informed its
readers about the new tax benefits for their investments in old building upgrades,
featuring an interview with West Germany's secretary of finance (N.N. 1977a
and ¢). The legal criterion for the tax incentives supporting modernisation pro-
jects referred to buildings as ‘old’ after a life span of 20 years, which is a com-
mon period of time for regular modernisation work. Yet soon, mosaik went even
further and turned to much older buildings. The magazine portrayed Schwiéibisch
Hall clients and their renovation projects, covered urban renewal campaigns in
small and medium-sized West German cities, and featured home stories with
celebrities of the time.

The magazine premiered with a cover story about popular German actor Gus-
tav Knuth and his wife (who actually lived in Switzerland). Knuth was famous for
playing down-to-earth characters at the Ohnsorg Theater in Hamburg (which
stages plays in Low German) and in 1970s German TV series with local colour.
The second issue featured a story about actress and author Barbara Ritting’s
renovation project, an old farmhouse in the foothills of the Salzburg Alps. Ritting
and her husband, Lutz Hochstraate, then director at the Schauspielhaus Salz-
burg, bought the run-down farmhouse in the late 1960s and made it their new
home. During the hard work of renovating, Rutting says, she became a farmer:
‘The farm has changed our life’ (Recht 1977: 13, 15). Apparently so, Ritting
also became a pioneer of the postmodern whole-food movement. Her organic
cuisine cookbook, in which she shared the experience of living in the country-
side, soon became a bestseller (Rtting 1976). She continued to advocate for
a lifestyle of health and sustainability, resulting in her becoming a member of
the Bavarian Parliament for the Green Party in the 2000s. Here, just as with the
Eltz Castle article, mosaik was perfectly in tune with the Zeitgeist of the 1970s
and early 1980s. Alternative lifestyles became mainstream, and a notion of

nostalgia and the longing for the old town were widely shared (Fischer 1980;
Becker 2017: 101).
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interested in old buildings,” he added. Responding to the demand, according
fo the article, it was common practice for many municipalities in south-western
Germany to buy up old houses in order to restore them. mosaik presented a
variety of reasons for living in the old town. An article about Freiburg, also
located in south-western Germany, summed up the most important ones: ‘a
car-free inner city, the vibrant street life of students and locals mixing and min-
gling, the picturesque old town’ (Recht 1980: 6). Freiburg, which had been
vastly destroyed during the Second World War, appears as a perfect exam-
ple of post-war city planning and careful renewal where ‘people matter, not
cars’. Urban density and the variety of leisure activities, as goes the message
between the lines, offer a high standard of living. Apart from promoting the
image of avantgarde urban lifestyles in the shell of the old town, the maga-
zine also catered to a rather conservative and nostalgic fascination with old
cities. Ina 1979 report about Celle, a small city in Lower Saxony, a number of
pictures of the iconic half-timbered buildings (fig. 1) epitomised the ideal of a
well-preserved German historic town (Plate 2013).

Throughout the magazine’s existence, the old town reoccurred frequently as a
topic and was a cover story more than once. In the 1970s, the city of Marburg
became a well-received example of careful urban renewal, withdrawing plans
to demolish old buildings in the inner city (Klotz 1978: 113ff.). ‘Marburg’s
historic old town has been saved’, a 1978 mosaik cover exclaimed (fig. 2).
Until well into the 1990s, the magazine celebrated historic cities, presenting
them as an ‘oasis’ (1999a: 14) or following the track record of their renewal,
for example in the case of Ettlingen in south-western Germany. Praised as the
‘most beautiful historic town’ (N.N. 1991a: 52), the article tried to look behind
the scenes of a success story and find out what it takes to keep the process of
urban renewal alive for more than 20 years. According to the architects and
planning officials in charge, Eftlingen took the wise decision tfo stick to the
pedestrian scale of the old streets and alleys, not allowing cars in the inner city.
Likewise, plots of land designated for new buildings were kept in a size similar
to the city’s medieval footprint (541.).

Blatantly absent from the editorial content is the contested counterpart from
the 1970s and 80s nostalgic discourse of the old town, namely the so-called
anonymous mass housing projects and satellite cities at the urban periphery.
mosaik did not employ the juxtaposition of ‘old” and ‘new’ (as ‘good” and
‘bad’), which has been a common strategy of heritage publications since the
19th century (Petzet 1975: 28f.). One prominent exception was the Gropius-
stadt. The district in the south of West Berlin served as the setting for Christiane
F’s ‘Wir Kinder vom Bahnhof Zoo’ (1979), an autobiographic report about a
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Figure 2: A 1970's
issue: Saving the

‘old’ town (1979).

lost generation living in the modernist satellite city, winding up in drugs and
prostitution. mosaik picked up this topic in its youth section on the occasion of
the book launch (N.N. 1980: 38; this being the only example of a negative
account of mass housing. The topic has never been brought up again in the
years after).

Although the single-family home as a particular Western typology is by and
large a suburban phenomenon (Harlander 2001), its context — suburbia and
the suburban infrastructure — was hardly addressed in the popular discourse
of the time. The editorial coverage in the mosaik magazine depicts the sin-
gle-family home as an autonomous entity without a particular place and time.
This impression is supported by the many full-page advertisements for pre-
fabricated single-family houses in every issue. Except for a certain variety of
regional architectural designs attributed to the homes offered, they could be
commissioned and built everywhere in Germany.® The detached single-family
home as an easy-to-consume and customisable product strikingly contrasts
with mosaik’s editorial strategies to introduce the historic city centres with their
dense neighbourhoods as a place worth to be considered for family living:
Each portrayed city and its historic centre is treated as a particular place with
its own history and a tradition everybody can choose to be part of. Most im-
portantly, the articles open up the perspective for the material strategies be-
hind the creation of an urban atmosphere and particular flair, which is framed

historically but points towards a sustainable, urban future.

Old houses become single-family homes

Not only presented mosaik the old town, and thus inner-city dwelling as a
young, fashionable and desirable lifestyle. The very act of converting old hous-
es info private homes was also granted ample editorial space. The topic of
new life in old buildings was addressed in almost every issue. Under vary-
ing headlines - ‘Modernes Wohnen in alten Mauern’ (Modern living within
old walls, Recht 1988: 6f.), ‘Neuer Glanz in alten Mauern” (New splendour
within old walls, cover 1/1997), ‘Frischer Wind in alten Mauern’ (Wind of
change within old walls, cover 4/1999), for example — mosaik reported about
the experience of families buying old houses, renovating and living in them.
The 1978 story ‘Das Ulmer Haus’ (The Ulm house), referring to the city of
Ulm in south-western Germany, was the first portrait of a Schwdbisch Hall
client and her project of refurbishing a medieval town house (Recht 1978).
Although quite costly (400,000 Deutsche Mark), owner Anna Burgmayer set
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out to restore the building, which turned out to be of «

value. Burgmayer said she wanted to give back to her native city the house’s
former beauty. The article presents the preservation authorities as helpful pool
of experts and informs about the renovation funds available there. Up to 50

percent of the extra building costs caused by the status as a listed landmark,
according to the article, are likely to be reimbursed by public funds. Among
the individual persons or single families devoted to renovating old buildings,
the high number of collaborative projects mosaik reported about stands out.
Whereas Baugruppen (building communities) have become more popular in
Germany only over the course of the last two decades, the mere fact of starting
a renovation project as a group was discussed in mosaik long before that. The
magazine portrayed a group of families who bought an old laundry facility in
suburban Darmstadt, located in the State of Hesse, and converted the building
into a multi-family dwelling (Recht: 1984).% The inner courtyard was kept as
a common area designed by all inhabitants, while the apartments built into
the shell of the factory building were planned individually (fig. 3). The article

emphasised the simultaneity of private space, where people can retreat to, and
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a sense of community that manifests in daily practices, such as eating together
outside or children playing in the courtyard. Most notably, ‘Oma Else’, grand-
mother to one of the families moving into the factory, remarked, ‘I used to live
by myself in a detached single-family home and felt very lonely. Here, with my
veranda facing the courtyard, | meet people all the time.’

In the context of the rather siloed concept of the single-family home as a liv-
ing environment, moving into an old building, or converting a factory into a
family dwelling, does stand out as unconventional. While younger people are
explicitly addressed, the variety of editorial content simultaneously included
the needs and interests of a larger audience, speaking of new, more liberal
forms of living. The articles sought to address a particular generation and mi-
lieu. While the main target audience of the bank selling building saving plans
remained young families and their spatial needs, the feature stories of new
home owners in old buildings introduced yet another, more unconventional
way of life and its protagonists: sort of the ‘creative class’ (Florida 2002), as
one would call it nowadays. This finding is supported by the fact that most of
the portrayed owners of old buildings were architects who took on the task of

building an unconventional home for themselves.

Material appropriation

The editorial themes of renovation and the old town introduced the readers
to the field of historical and natural building materials, a thoughtful manage-
ment of architectural resources and the advantages of urban living. A step
further into details, the magazine did not only encourage the bank clients to
buy old homes but also to engage in their renovation hands-on. The section
‘Modernisieren und Renovieren’ (modernisation and renovation) with how-
to advice columns was part of the editorial concept of mosaik from the first
issue onwards. Next to financial advice as mentioned above, dealing physi-
cally with historical buildings is treated as a manageable task for prospective
homeowners: ‘Keine Angst vor Denkmdlern’ (Don't be afraid of listed build-
ings) (N.N. 1994). The practical topics resonated with a general receptiveness
of Germans of the post-war, boom years generation for the DIY movement
(Voges 2017). DIY and sustainable lifestyles came together in the issue of
environmentally sound materials and building physics. Up to date with the dis-
course of the 1980s, mosaik introduced the theme labelled as ‘Baubiologie’
(building biology) (Neubeck 1989). In mainstream architecture, the aware-

ness for this issue grew around new buildings, whereas refurbishment projects
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were handled rather pragmatically, using a toxic mix of materials for ener
retrofitting. An outspoken yet subtle critique of the building industry an
materials is conveyed in the 1982 story of a catholic youth association-re-
habilitation collective (fig. 4) in a small town in south-western Germany. The
group began its career of saving Rottweil’s built heritage in the late 1970s
when the 17th century barn house of the parish was slated for demolition. The
group informed the preservation authorities and began restoring the building,
using traditional building techniques and materials (Recht 1982: 6). After this
initial success, the group took on the role of a local preservation task force.
Craftsmen and building experts shared their knowledge with the group who
stepped in to consult owners of old buildings about the question whether the
buildings could be saved or not. The goal was to convince the owners to
restore the buildings carefully and to use local building materials only. For its
practice, the group imposed the 10-kilometres rule: Only building materials
such as clay, brick, and wood, new or reused from demolished buildings, that

could be acquired within this radius were considered suitable for the group’s
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projects (Recht 1982: 10). ‘Old houses are built from stone, wood, chalk, and
clay which makes them very elastic and thus durable,” a leader of the group
summed up their building philosophy, ‘concrete and iron, added later on,
caused much of the damage old buildings suffer from today.” (Recht 1982:
11) Thus prepared for the challenge of architectural recycling, mosaik started
to include conversion case studies of houses that had already been built as sin-
gle-family homes in the post-war period. Articles about the transformation of
buildings from the1950s and 60s appeared in the 1990s (N.N. 1991b; N.N.
1993). Just before the 2000s, the iconic prefabricated single-family home, the
‘Fertighaus’, had become the object of transformation (fig. 5). mosaik’s efforts

to promote the conversion of old buildings and thus to acquire a new group

of saving plan clients, culminated in a competition among the readers for the
best refurbishment project (N.N. 1999b).

BTHEMA

v

or fiinfzehn
Jahren kaufte
| die Familie

IN EINEM ScHWORERFHAUS

sreekT FriscHE prn!

! Biel-Klages
ein Kleines Fertighaus in
einem grofen Garten.

+£s war nicht unser Traum-
haus, aber wir wussten,
dass wir ein Traumhaus
daraus machen konnten,
Jetzt endlich st es groRer
und schéner.”

Holen Sie tief Luft! Sie sparen es sofort, das gute Kiima
in einem Schworer WarmeGewinnHaus

Weniger Staub und weniger Pollen dank Frischiufttechnik.
ine optimale Energiebilanz und Sommer wie Winter ange-
nehme Temperaturen dank WarmeGewinnTechnik und
Erdwarmetauscher. Die Technik zum Wohlfahien tragt dazu
bei, daB ein Schworer WarmeGewinnHaus Niedrigenergie-
standard hat und der Warmeschutzverordnung 2000 ent-
spricht. Holen Sie also tief Luft und rufen Sie an oder

-’:; S \ 4 (R S Schworer
: b e | LA @Haus@DW

Familiengeschichte:
Als die Familie
Biel-Klages das Kieine
Fertighaus in dem
grofien Garten
kaufte, war gerade
der Sohn geboren.
Fur eine vierkopfige
Familie wurde das
Haus zu Klein - nun

Die Lage war gut: zentral im Ort und den

®
® noch ruhig im Griinen. Der Garten bestach
| schon durch seine Groe: 900 m*. Das waren
° fur die Familie Biel-Klages Grunde genug, das

Fertighaus aus dem Jahr 1972 in Nordstem-

‘men/Niedersachsen zu kaufen. Obwohl das
Haus winzig war, 108 m* zum Wohnen auf

E]
% zwei Etagen. Obwohl die Wande des Hauses
gerade mal 12 cm dick waren.Obwohl die
Haustar auf der Rickseite des Hauses lag.

Zehn Jahre lang arrangierte man sich, aber
als die beiden Kinder grofer wurden, wurde
es eng im Haus. Es wurden neue Fenster fal-

v lig, die alten waren allmahlich blind und
undicht geworden. Die Giebelwand auf der
Wetterseite war schadhaft, der Hauseingang

3

a5 den Covpon
e fen 56 3 07327/16.238,wd n e 8
i e s
\geba i kosteniose Prospekte
weurde an o [ Schworer-Video: DM 13- inkl. Versand. Bitte Verrechnungs:
e besegen

i S

sollte endlich zur Straenseite veriegt werden. I

THEMA Py A
SchwoverHaus KG, 72531 Hohenstein, Tel 07387/16-314, eMail infoBschwoererde.

Figure 5: As time goes by: transforming a 1970s prefabricated single-family home (1999).
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A postmodern material practice: The home loan bank and preservationism as

unexpected twins

Browsing through just one of the many popular magazines that have mush-
roomed around the single-family home in post-war Germany has turned out
an astonishingly high number of articles dedicated to presenting good exam-
ples of adapting building stock for use as single-family homes. The infinite
history of the single-family home provides us with countless examples of trans-
formations — be it out of life course-related necessities, since families grow
or shrink, be it as a practice of cultural and artistic expression. Any piece of
architecture, as we have seen, can become a single-family home. And some-
times, the single-family home itself is the object of material transformation.
Surprisingly, if one considers the modernisation paradigm and the discourse
on urban decay at that time, historical buildings were, without exception, pre-
sented as something positive and desirable. Unsurprisingly so, if one consid-
ers the infentions behind the Schwabisch Hall magazine: to make money by
keeping people building.

The attitude of mosaik could be characterised as postmodern and inclusive.
While directed at the typical target audience of their products - young families
about to build their own home — the magazine addressed a multitude of issues
revolving around single and family life and sought to include different models
of living and dwelling. In doing so, the magazine en passant promoted partic-
ular, more unconventional lifestyles. All featured stories dealt with the overall
question, "What does it mean to young people 1o live in an old house?'. In the
magazine, the juxtaposition of old and new as an architectural style functions
as a synonym for unconventional or avant-garde lifestyles. A bit exoticised
in the early years, evoking forms of communal housing such as collectively
renovating and living in an old factory, all practices of dwelling, from single
households to family homes are presented as equal options of a variety of
multiple ways to choose from with the help of a Schwibisch Hall saving plan.
Individualism is the message, yet framed by a postmodern sense of pluriva-
lence and the idea of a free choice between different offers.”

The above-described material practices of making an alternative kind of not
detached single-family home can be understood as part of general architec-
tural trends in the second half of the 20th century. Typically, concepts of ar-
chitectural recycling are closely linked to “historical’ buildings and the design
issues of reconstruction, contrast and contemporary competitiveness (Corboz
1976). A closer look at the history of architecture reveals a wide range of

much older motivations for keeping existing buildings (and not demolishing
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them). The economics of preserving architecture include concepts such as
cultural memory and heritage as well as the pre-modern, sustainable prac-
tices of repairing, reusing and recycling whole buildings or parts of them for
the sake of saving resources. From the post-war boom era until well into the
1970s, these material practices were limited to the field of cultural heritage
preservation. Meanwhile, preservation knowledge and reusing old buildings
has become a paradigm in architectural design. It has almost become a style
of its own (Braae, Riesto 2011). The overlapping concepts of architectural
recycling and historic preservation both share the material resource paradigm,
i.e. they are interested in the material value of architecture, appropriate ma-
terials (and not so much in its artistic qualities or its mere appearance). As
| have argued previously, the appreciation for old buildings and the rising
interest in historic preservation strategies among architects has developed as
a critical reaction to the urban renewal policies during the 1960s and 70s
(Warda 2015; 2016). mosaik magazine was part of the wave of nostalgia at
the time. It promoted recycling architecture, inner-city revival and densification
and presented a multifaceted image of historic preservation: one that is about
beautiful old cities — which makes the magazine yet another medium of the
modernist imagination of the ‘old town’ (Vinken 2010). However, most of all,
mosaik presented historic preservation as a material practice of appropriating
and adapting historical buildings to new uses. The magazine went even fur-
ther, applying the notion of material transformation to any piece of architec-
ture that has the potential to become a single-family home. Thus, writing on
the (cultural and architectural) history of the single-family home, | conclude
that it transcends the concept of building new shells for new families. Archi-
tecturally, the single-family home goes far beyond the post-war homes and
prefabricated houses in suburban housing estates becoming part of the desire
for self-fashioning and individual opportunity instead. What remains probably
the key element in this is the concept of ownership and the home loan banks’

determination to establish property.®
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Endnotes
1 All translations from German are by the author.
2 Yet from the perspective of the history of brands, the Wiistenrot home loan bank

is regarded a German standard. Founded in 1921 as a means to deal with the
housing shortage after World War |, Wistenrot was Germany'’s first home loan bank
(Krichbaum 1988: 28).

3 Yet in some municipalities, local building codes may impose restrictions on the
actual design.

4 On the transformation of factories into cultural spaces see Winkelmann 2007.

5 See the article by Julia Gill in this volume.

6 See the article by Jakob Smigla-Zywocki on the issue of ownership in this volume.
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