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COMMISSION OF INQUIRY INTO THE QUESTION OF THE
HOUSING OF WORKMEN IN EUROPE AND AMERICA.

REPORT.

To His Excellency Sir GERALD StrICKLAND, Count della Catena, Knight
Grand Cross of the Most Distinguished Order of Saint Michael and
Saint George, Governor of the State of New South Wales and its
Dependencies, in the Commonwealth of Australia.

MAY 1T PLEASE YOUR ExcELLENCY,—

In pursuance of my appointment on the 22nd August, 1912,
as Commissioner “to inquire into the question of the Housing of
Workmen in Great Britain and the Continents of Europe and America,
and to recommend for adoption whatever measures I may consider
might with advantage be introduced into the State of New South Wales,”
I have the honor to state that during my recent tour in Canada, the
United States, and Great Britain, I made Inquiries into the question
referred to, and now beg to submit to your Excellency my report
thereon.

The short time at my disposal—less than six months—made it
impossible for me to revisit Germany and other Kuropean countries in
which considerable progress has been made in housing. Even in the
countries visited, I was unable to inspect many experiments of an inter-
esting character. Thave had to content myself with first-hand knowledge
of a few of the more important types, and, for the rest, to rely upon
information gathered from a variety of sources. I append to this Report
a list of the books, pamphlets, and reports I have found most useful.

I desire here to express my thanks to the many public officials
and others who assisted me in my inquiries. Everywhere much courtesy
was shown me, and every effort made to provide me with the infor-
mation I sought. I regret that my time was so limited that I was unable
to take full advantage of many introductions and invitations. I am
particularly indebted to the following: Mr. B. Seebohm Rowntree, of
York, and Mr. George Cadbury, of Bournville, Birmingham, who did
much to facilitate my investigation of their model villages; to the
Secretary and Assistant Secretary (Messrs. E. G. Culpin and C. Reade)
of the Garden Cities and Town Planning Association, and to Mr. H. R.
Aldridge, Secretary to the National Housing and Town Planning Couneil,
all of whom placed their wide knowledge freely at my disposal; to the
Russell Sage Foundation, New York, which has carried out many valuable
Investigations into social conditions in the United States, and is now
conducting an interesting experiment in town planning at Forest Hills,
Long Island; to the Hon. John Murphy, Tenement Commissioner,
New York; to Professor J. Ford, of the Social Museum of Harvard
University, whose pamphlet on Housing, prepared to accompany the
Housing Exhibit (1911) of the Harvard Social Museum, has proved very
suggestive; and to Miss E. Simpson, Kent Hall, Columbia University,
who prepared a valuable bibliography and collected much useful informa-
tion relating to model tenements in New York.

I have also to acknowledge the valuable help given me by Mr, H.
Bevan, who, by kind permission of Mr. L. A. B. Wade, acted as secretary
to me on my return.

I have ventured to use freely many illustrations from the books
and pamphlets furnished me by various societies and agencies carrying
out housing experiments. I assume that no objection will be made to
their reproduction in a report of this nature ; their inclusion will certainly
add much to its interest and value.
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CEAPTER 1.
The Housing Problem.

The Housing Problem is concerned mainly with two questions :—

(1) How, in the congested areas of large cities and in certain industrial
centres, to get rid of the results of unregulated housing—
over-housing, overcrowding, high rentals for inferior accommo-
dation, and all the evils that flow from them.

(2) “How society may best provide that each individual family
unit, whether living in the city or the country, may have a
home that shall be self-contained, private, sanitary, open in
every room to sunlight and fresh air, safe from fire and collapse,
and yet at a rent consistent with income—a home that shall be
artistic and hygienic, a home environment which shall be 1f
not actually constructive, at least not destructive, of elther
body or character, and at a rent no higher than is paid for the
slum tenements of to-day.”*

In discussing these questions I shall have to pass in review (1)
the principal legislation having housing improvement for its object, and
(2) what has been accomplished in various countries in the way of
improved housing.

0ld Wooden Cottages in one of the worst Suburbs in Sydney.

In what follows, while T shall be mainly concerned with the
housing of the working-classes, I have made no attempt to draw a hard
and fast line between these and other classes. The problem affects
all sections of the community. Nor have I scrupled to refer to matters
which, if a narrow view be taken, are not strictly within the scope of
my Commission. My inquiries, for example, early convinced me that
the question of housingis inseparably connected with Town Planning. It
is also closely connected with many other social and economic conditions.
One cannot, indeed, proceed far with the study of a specific problem,

like
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like housing, without realising that it must be treated as part of a general
scheme of reform. The evils and abuses from which modern communities
suffer are so interlaced that the attempt to deal with each separately
1s almost sure to end in disappointment. Here, as elsewhere, ‘one
task at a time ” is a maxim of very doubtful wisdom. Tinkering first
with this and then with that, without adequate knowledge of their
intricate relationships, and without any attempt to correlate all the
agencies of progress, has often ended in disillusionment, and sometimes
in the creation of worse muddles than previously existed. Not a few
housing schemes intended to benefit the poorer classes have failed for
this reason. Sometimes because no attempt was made to educate the
people in the art of living decently in any house; sometimes because
the new dwellings were too expensive for the pockets of the people for
whose benefit they were intended, with the result that these people

A Back-yard about 4 feet deep, Sydney.

remained in the old slums or created new ones; sometimes because no
steps were taken to provide cheap and rapid transport; sometimes
because the importance of community organisation was overlooked,
with the result that the *“ model village ” failed to attract and keep a
population, or became a modern slum; sometimes because the promoters
conducted their operations on philanthropic lines, and, by so doing, gave
a subsidy to the employers of sweated labour, without really improving
the economic position of the poor people they wished to help. Then again
mistakes have been made by promoters who, in their zeal for cheapness,
have sacrificed beauty and a decent standard of comfort. The problem
they set out to solve was how to provide suitable accommodation for
families, the heads of which earned from 12s. to 20s. per week (like
the rural labourers of Ireland). On these wages economic rents could
not be paid. The only alternative seemed to be to reduce the quantity
and quality of the accommodation to suit the slender income This
could not be done without abandoning the first principles of housing
reform. Obviously, the more fundamental problem here is how to
ensure a scale of wages sufficiently high to allow the head of the family
to pay an economic rent for a house with an approved minimum standard
of convenience and camfort. The

14
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The reactions of various policies have often not been foreseen.
Thus, the practice of resuming slum property on a large scale has, in
London and elsewhere, had some unexpected and very undesirable
consequences. For one thing, it encouraged unscrupulous landlords
to hold propert'es in an unrepaired and neglected condition, with
the direct object of forcing the municipality to buy them out at a
premium! Sometimes also the erection of improved tenements on areas
purchased at a cost which made low rentals impracticable merely
forced the occupants of the original slum to squeeze into neighbouring
slums, where their presence led to an increase of rent and a condi-
tion of worse overcrowding than before.

The whole question, it must be admitted, is exceedingly com-
plicated.

For the sake of comparison and also as a means of awakening
public interest I devoted some time, on my return, to investigating
the condition of working-class suburbs in Sydney. The results, which
are given later, show conclusively that Sydney, with her system of
unregulated building and urban expansion, has made, and is continuing
to make many, if not all, of the mistakes of older cities, and that some
time or other she will have to pay a heavy penalty for planless growth.

CuartER II.
Housing Conditions To-day: Causes and Effeets.

(a) Causes which have led to an acute Housing Problem.

It is not my intention to give much space to the historical aspects
of the subject, but it is necessary to show how undesirable conditions
have usually been produced. For this purpose English experience
furnishes the best illustrations.

Before the so-called Industrial Revolution at least half of the
people of England were rural; at the present moment less than a quarter
are occupled in rural industries. Before the middle of the eighteenth
century agriculture and manufacture were carried on together, and
the country home was typical of the life of the people. Housing and
sanitation were, no doubt, frequently bad, and there was probably much
objectionable overcrowding; but the fact that the inhabitants spent a
great deal of their time in the fields and in an atmosphere uncontaminated
by factory smoke counteracted many of the evil effects of defective
housing and overcrowding. The growth of the factory system broke
up this rural home industry, and attracted great numbers to the new
industrial and commercial centres. The long hours they were compelled
to work, and the absence of cheap transport, made it necessary for them
to live as near the factories as possible. Hence the sudden appearance
around every large group of industries of a mass of cheap, ugly, and
unhygienic tenements, huddled about without any plan. The rapid
rise in land values induced over-housing or ““land sweating ” and this
led to overcrowding of an appalling character. All this took place
during a period when the current economic and social philosophy was
opposed to the public control of housing or of city expansion. Optimists
argued that things would right themselves if only men would abstain
from meddling with nature. Others conceded that the conditions under
which the working-classes lived were deplorable; but doubted whether
any remedy could be found. Interference, it was thought, always brought
worse evils in its train. As a result, no effective measures were taken
for more than half a century. The workers, who suffered most, were
at that time quite unorganised and destitute of political influence.
Probably, moreover, few of them appreciated the real significance of
the situation in which they found themselves. They did not understand

and
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and could not avoid the evils that inevitably followed from their enforced
mode of life—the undermining of health and character—the widespread
racial degeneration. Nor did they see that this very squalid and con-
gested life contained in itself the seeds of progress as well as the seeds
ofdecay. Theirassociationin factories and congested living areas enabled
them to realise a new community of interest which has been the parent of
many fruitful movements. Concentration in cities has everywhere had
these two results: it has meant for a time racial decay, but it has also
meant new possibilities of association and improvement.

A nest of dilapidated wooden dwellings, Sydney.

The evils of congested town life were accentuated by the irregularity
of employment which characterised the new industrial system. The
unemployed clung desperately to the industrial centre as their one
chance of getting work. Their lack of means led to more and more
overcrowding, until at last whole families came to live in one room,
without any of the comforts and decencies of civilised life. Few of
the owners of these overcrowded properties appear to have felt any
concern for the consequences to the nation as a whole. Their business
was to collect the profits which an unfortunate economic situation enabled
them to exact.

When, at a later date, municipalities began to entertain plans
for civic improvement, it was perhaps natural that they should have
devoted attention first to the erection of town halls and municipal
offices, to the widening of streets to accommodate an increasing volume
of business, and to performing other services which might be regarded
as falling within their legitimate sphere of action. It was not recognised
until about the middle of the nineteenth century that the housing of the
people was a matter of national concern. Nevertheless the work they
allowed themselves to undertake was usually necessary; their mistake
lay in assuming that nothing more was required of them, and in failing
to foresee the full effects of their own improvement schemes. The diver-
sion of slum areas to civic purposes spread the slum disease outwards or
intensified the evil condition of neighbouring slums. The rapid develop-
ment of railways, with their need for large city terminals, operated in
the same way, until legislation made it compulsory to re-house the dis-
placed population. The
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The result of the evolution I have been outlining was that, in the
beginning of the last quarter of the nineteenth century, most of the
large industrial centres of Great Britain had a housing problem that
seemed insoluble. Over-housing, overcrowding, insanitation, filthy and
neglected tenements, squalid surroundings, were everywhere conspicuous
features of those parts of cities where the poorer classes congregated.
Drainage and ventilation were neglected; closet-accommodation was
insufficient, being used by large numbers and so helping the rapid propa-
gation of disease; windows were small, often could not be opened, and,
if broken, were frequently boarded up; walls and ceilings were damp;
ashpits and rubbish-heaps were allowed to accumulate and fill the air
with germs of disease; thousands of people lived in garrets, thousands
in cold, damp, and sunless cellars—the permanent home of tuberculosis
and typhoid. Few recognised the value of sunlight and fresh air; and
the provision of open tree-planted spaces was still a dream of the future.
In all the slum areas disease was rampant, and the working population
showed unmistakable signs of impaired health, vigour, and morality.
“ The evil effects were cumulative. Hach succeeding generation started
with an enfeebled constitution, to the economic loss of the nation. Over-
crowding of itself is a constant menace to the physical welfare of the
people, but its dangers are materially increased by the wretched con-
dition into which the habitations of the poorer classes—especially
tenement houses—are allowed to lapse.”* '

Dilapidated Wooden Cottages in Sydney ‘“ Slum.”

(b) Housing conditions to-day.

During the last two decades housing reformers have been exceed-
ingly active; and, considering the opposition of vested interests, the
inertia of public opinion, and the common ignorance in regard to the
connection between housing and the moral and physical condition of
the people, they have made remarkable progress. They have aroused
public interest 1n almost every country in the world. There is hardly
a city of note in Europe which has not taken up the question, and made
progress in clearing up slum areas and in fostering the growth of suburbs
planned on more rational lines. There

* Dewsnup : The Housing Problem in England.
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There exists, too, throughout Europe a network of Town Plan-
ning and Housing Societies, which are in close touch with each other,
and labour, in season and out, to form opinion, and to direct effort.
The lines of progress have been marked out, and the principles of sound
policy discussed and widely accepted. !

But, much as has been accomplished, infinitely more remains to
be done. Many years must elapse before past mistakes can be rectified ;
before slums and other badly designed living areas can be remodelled ;
many years must elapse before the new ideals can do more than alleviate
the evil conditions under which the poor in all countries live.

The problem 1s difficult from its very diversity. It is different
for each city and for each country. Commonly it takes the form of a
house-famine, as in some parts of Great Britain, and in New South Wales
to-day; a famine which puts up rents until they absorb up to one-third

, HAMPSTEA

Hampstead Garden Suburb.

Typical Street and Children’s ““ Play-ground” in one of Sydney’s “ Slum > Areas.
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or more of the workman’s income; a famire which compels him and his
family to crowd into one-room, two-room, or three-room tenements, as
in London, New York, and various parts of Sydney; or drives them to
such desperate devices as can be witnessed at ‘ Eucalyptus Town,”
near Long Bay. Then there are difficulties due to racial traditions
and temperament. In Germany the workmen show a marked predi-
lection for tenements occupied by several families; they do not have
the English delight in individual cottages. In Germany, too, the
people are less averse to State and Municipal control. In America
the intense individualism which still characterises the people makes
them distrust State and Municipal activity. Their motto is:— Let
private enterprise do the work, if necessary under public regula-
tions.”  In other countries the Municipalities are not content with
regulations. They purchase land freely, remodel whole districts, and
take a hand in the building of model suburbs. In some cities private
ownership is considered essential to any scheme of housing improvement ;
in others, often in the same country, the people take with equal kind-
liness to the copartnership principle, which ensures a stock or share in a
whole suburb, but not ownership of any one lot or house. All these
differences of condition and temperament complicate the question of
remedies.

Narrow street in ‘“ Slum ” Area, Sydney.

The general characteristics of bad housing in cities may be grouped
as follows :—

(1) Overcrowding of buildings per acre, *“ land sweating,” as it has
been appropriately called. This is partly due to the high site
value; but high site value is often due to ‘land sweating.”

(2) The absence of open spaces, trees, grass, and other elements
of natural beauty. Streets and noisome lanes are the only
playgrounds for the children.

(3) Buildings—jerry built, but often covered with meretricious
ornament, which increases rents, and perverts any remnant of
taste the people possess.

(4) Dark unventilated halls and rooms, and narrow staircases.

(5)
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(5) Small back yards, generally filled with rubbish, and often insani-
tary.

(6) Allowing houses to occupy the greater part, and sometimes the
whole of the site, thus permitting the back-to-back house, and
the exclusion of fresh air and light from many rooms.

(7) Overcrowding of individuals in each room.

(8) High rents for small accommodation, and little comfort, and
low rents per individual at the price of dangerous overcrowding.

(9) The unregulated creation of suburbs, with their jerry-built
houses or terraces, in many places ugly and monotonous beyond
expression. In such suburbs speculators in their anxiety to get
as many houses as possible per acre frequently overreach them-
selves by laying out the ground uneconomically.

(10) Unregulated city expansion, carried out with so little attention
to the present or future needs of the community as a whole
that, in years to come, the State or Municipality has to spend
millions in removing conditions which the exercise of moderate
forethought might have avoided.

In country towns and rural districts, we have badly designed and
badly built houses, unventilated, unhygienic, and often overcrowded.
Often, too, made insanitary by their nearness to stables, pig-sties, and
other out-houses, or by the presence of cesspits which pollute the water
of wells and streams. A survey of New South Wales, particularly of the
mining centres, would, I believe, reveal conditions almost as shocking as
any that can be met with in Europe.

Wooden Outhouse on lane, Sydney, let for 5s. per week as a dwelling.

The dangers arising out of these conditions are :—

(1) The easy spread of contagious disease in buildings (particularly
tenements) where there are common halls and toilet con-
veniences.

(2) In particular, liability to tuberculosis in buildings so constructed
that air and sunlight do not have free access to the rooms.
53301 139—B (3)

Do
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(3) “The moral contagion, chiefly but not exclusively, operative
upon the adolescent boy and girl, where in congested districts
the social vices are easily discovered by the inquisitive, and
may become matters of current morbid discussion, or of exper-
lence.” *

(4) Disintegration of character, due to the squalid and comfortless
character of the homes and their surroundings. Slum homes
have no attractions to counteract the seductions of city life—
those of the drinking, gambling, and dancing saloons. ** There
1s,” says Professor Smart, “no centre of moral deterioration

and infection worse than a bad home.”

A Residental Street, in congested Suburb of Sydney.

But a mere enumeration of characteristic conditions and evil
effects gives but a feeble idea both of the conditions and the resulting
evils. It is necessary to understand the extent, and, therefore, the power
for evil of these conditions. In Australia no scientific study has ever
been made of our large cities or of our rural districts. The statistics
available are so defective as to make them almost useless for the purpose
I have in view, or as an aid to general social investigation. One has,
therefore, to fall back on researches made in older countries. From a
very thoughtful article by Mr. E. E. Hayward in Progress 1 take the
liberty of selecting a few illustrations that indicate the extent of these
conditions in England. Later, I think I shall be able to prove that our
boasted immunity is an illusion due to our ignorance of facts, and partly
to our refusal to look facts in the face.

Mr. Hayward quotes Mr. Nettlefold’s statement °‘that there
are at the very least 5,000,000 people in England living in houses that
urgently require improvement either in their fabric or surroundings.”+t
This is probably a conservative estimate. English statistics, which are
fairly complete in details as to number of rooms and occupants, show
that in London one person out of seven is living under overcrowded
conditions; in Leeds, one out of every ten; in Liverpool, one out of
every twelve; in Manchester, one out of every sixteen; in Edinburgh,
one out of every three; in Glasgow and Dundee, one out of two. It

was

* Ford : The Housing Problem. + Nettlefold : Practical Housing.
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was asserted in Parliament not long ago that in Dublin there are 21,747
families living in single rooms, or 36 per cent. of its total population.
“Those who know what a single room tenement means—living in one
room where the family rears the children, eats, sleeps, dresses, cooks,
lives, and certainly dies—will acquit a well-known social student of
exaggeration when he refers to these conditions as ‘‘soul-destroying.”
Mr. Booth, as a result of his examination of living conditions in London,
sald ““it was difficult to exaggerate the facts . . . the insufficiency,
badness, and dearness of the housing accommodation available in many
parts of London. In one street in Southwark where there are many
single-room tenements it is said there are 800 people living in thirty-six
houses.”  Mr. Rowntree found that in York, a comparatively small city,
there are districts where as many as 349 persons are living to the acre.
Rural conditions, in their way, are equally bad. In 1907 an investigation
of nearly 400 villages disclosed :—

(1) That, in half the villages, cottages were enumerated as “ unsatis-
factory,” or * very bad.”

(2) That “in over a quarter there were not enough houses for the
people to live in.”

A Children’s “ Play-ground,”” * Slum ” Area, Sydney.

Rural housing is to-day a very burning question in England. It
was everywhere admitted that accommodation in many districts was bad
and insufficient—so insufficient that numbers of young people could not
marry because there were no houses for them to live in. The conditions
as regards housing in some of the more recently developed coal-fields
of South Wales have been very properly characterised as a * national
scandal.”  The following statement by Mr. Lovatt Fraser, at one time
a member of the Cardiff Corporation, substantiated as it has been by inde-
pendent investigators, reveals an almost incredible state of affairs :—

A house in Dowlais, consisting of three rooms downstairs and three small bed
rooms upstairs, contained the occupier, twolodgers, a husband, wife, and three chil-
dren, another husband, wife, and mother, and a third husband, wife, and five
children—eighteen in all. Another house in Dowlais, consisting of two rooms,
contained a husband, wife, and five children, and an old lady and her daughter—
nine in all. A third house in Dowlais, consisting of three rooms, contained two
married couples and ten children—fourteen in all. A house in Penydarren, where

- there
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there is accommodation for one family only, was occupied by a husband, wife, and
five children, another husband, wife, and two children, and a third husband, wife,
and two children—fifteen in all. In another house in Penydarren there was a family
of nine, sleeping on an old mattress on the floor, with no bed-clothing to cover
them.

“In face of all the overcrowding twenty-one houses only were built and
completed in Dowlais by private enterprise during 1910.

*“ A friend of mine, who owns house property in the Rhondda, recently discovered
that a person whom he employed to collect rents made a substantial addition to
his remuneration by charging £2 * for the key ’ of each vacant house. The success-
ful applicant for each dwelling had to pay £2 into the rent-collector’s private pocket
in return for the key. The existence of such a practice in a locality is a sure proof
that houses are scarce.*

“ While dealing with the Rhondda Ishould like to refertoa practice which is com-
mon there, but is not confined to that urban district. I mean the practice of shop-
keepers owning houses and making it a condition of letting that the tenants shall
deal at their particular shops. Whatever the price or quality of the goods the
tenant must buy. If not it is “out vou go.” There have actually been cases in
which shopkeepers who deal in perishable provisions have been known to take
the goods which were unsold on Saturday night round to their tenants and compel
them to buy.

“In one street in Aberavon houses that were rented ten years ago at 10s. 6d. a
a week are now rented at 22s. The same class of people, receiving the same
wages, still live in those houses, which shows that the increase of rent is due to
the scarcity of dwellings. The same phenomenon is found in Aberavon as else-
where—many houses occupied by two families. But in many instances those
families would be able and willing to pay a fair rent for separate houses if they
could be got.
“In one case that came under my notice, in which two young married couples
* slept in the same room, one of the young women was asked if she was not ashamed
to sleep in the same room with another couple. * Indeed,” she said, * I did not like
it at all at first, but I have got used to it, and do not mind it now.” The feeling of
modesty which is natural to women is a luxury which must be abandoned when a
house famine prevails.  Once the decline in cleanliness and decency begins it steadily
increages in momentum, until girls who would have been clean enough in decent
cottages of their own become, as the result of congested and dirty surroundings,
filthy and unkempt slatterns.

 The medical officer of health for Aberavon says in his report, ‘ as soon as a house
is empty scores of people apply for it, and, in the case of new homes, they are
occupied directly they are completed, being hardly given time to dry. Eight new
mills are being laid down at the Aberavon Tinworks, which will employ about 800
men. Those new mills and the collieries at Crumlin will bring a large population
into the district. There is already a great deal of overcrowding, which cannot be
dealt with because, as the medical officer says, * the people simply have nowhere to
20 to; they cannot be turned out on the road.’

“ The medical officer for Rhymney, in his report for 1910, gives a list of back-to-
back and cellar dwellings which he inspected in that year. He says :— We found
several dwellings, especially in Lower and Upper Cross Rows, seriously overcrowded,
but no effective action can be taken to remedy this evil until house accommodation
has been increased by the provision of more suitable houses at a rent within the
means of those turned out.”

It is not difficult to show the connection between bad housing
and destitution, and the inefficiency which is partly the cause of destitu-
tion. First of all the * general dinginess,” the squalor and monotony
of the urban and industrial slum, are largely responsible for vices like
drunkenness, which, in turn, destroy health and the capacity for con-
tinuous work. Bad housing inevitably reacts upon health. In an inves-
tigation by the Local Government Board of the West Riding of
Yorkshire as to the effect on health of living in back-to-back houses,
it was found ‘“ that even relatively good types of such houses, when
compared with through houses, have a death-rate from all causes of
15 per cent. to 20 per cent. in excess of the death-rate in through houses.”
Sir George Newman, when Medical Officer for Health for Finsbury,
showed that the death-rate varied inversely with the number of rooms
occupied. In 1906 in one-room tenements the rate was 39 per 1,000;
in two-room tenements 22-5; in three-room tenements 14-8. Under
conditions of overcrowding phthisis spreads rapidly, and this disease,
as the report of the Poor Law Commission puts it, “is the great
pauperiser.” “Such

* The payment of a bonus of £4 or £5 to agents is quite common in Sydnev to-day.
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““Such conditions,” writes Mr. Hayward, « tell especially upon the
women and children, and thus increasingly tend to deteriorate the race.
Careful investigation has demonstrated that children of the same age
are both taller and heavier when reared under proper housing conditions
than are those born in the slums. For example, recent comparison of
children of fourteen years old in Liverpool and Port Sunlight revealed
the fact that the former were on the average 5 inches shorter and 13 Ib.
lighter than were the latter. Children growing up under such conditions
cannot become robust in health and strong in mind and character.
There is a loss of vitality constantly going on which tells slowly but
surely in latter years. Liability to disease and that peculiar lassitude
so well-known to all workers among the very poor, are scme of the
inevitable evils of such surroundings at birth and in childhood. ° Upon
the lowest estimate,” reported the Royal Commission on Labour,

‘every workman or workwoman lost about twenty days in the year
from simple exhaustion.” Such waste of human strength and the conse-
quent tendency to disease, has largely to be put down to bad housing
condivions.”

Children’s ““Play-ground’ in “ Slums”’ of Sydney.

Other influences tending in the same direction are insufficient
wages, ignorance of food values and of cooking, and indeed of all the
household arts. It is quite clear from the evidence collected in Sydney
that many wives in the poorer quarters of Sydney do not know how to
cook the most ordinary meal, and as a general thing do not attempt to
do so. When meal-time is approaching they send to the ham and beef
shop for cold cooked meat or to the grocers for tinned meats or fish,
most of which are more expensive and less wholesome than the butcher’s
meat which they are either too ignorant or too indolent to prepare. All
these things combine with bad housing to demoralise the adult members
of the family, and to destroy the health of the children.

It is hardly necessary to do more than refer to the demoralisation
of character that comes from life under such conditions as those described
by Mr. Lovatt Fraser as typical of some of the Welsh mining districts.
They are notonly primary causes of drunkenness, gambling, sexual excesses,

starting from a very early age, but they produce a permanent lowering
of
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of vitality, of energy and intelligence, and hence a class of people who
are practically unemployable, or, if employed, are slow, unintelligent,
and generally inefficient.

In this connection it may be mentioned that the Superintendent
of the Chicago Visiting Nurses Association asserted at a recent Con-
ference, that *‘ two-thirds of the deserting fathers, one-third of the
shiftless mothers, and two-thirds of the sick and delinquent children,
came from the congested districts of the cities.” It may be added,”
writes Mr. Forbes, Chairman of the State Housing Committee, Boston,
“that a very large proportion, perhaps two-thirds, of the current vice,
crime, degeneracy, and poverty, come from the same locality.”

Street in Sydney ¢ Slum.”

(e) Housing Conditions in New South Wales.

Australian readers will, no doubt, be inclined to say that, as
these conditions do not exist in Australia, their discussion in this Report
1s unnecessary and irrelevant. The answer to this objection is that,
even 1f they do not exist now, we are taking very little precaution
against their appearance later. But, although full and accurate
information about housing conditions in New South Wales is not available,
there is evidence that undesirable conditions do exist in large towns and
mining centres. Everybody admits that there is a house-famine in
Sydney and some of the country towns. But a house-famine implies
several things. It means either that the population is rapidly increasing,
and that private enterprise is backward in supplying the demand for
houses; or it means that city improvement schemes and the turning of
residential inte business quarters are displacing large numbers of people
for whom no provision is being made elsewhere. It may mean both,
and, as a matter of fact, both have helped to produce the present situation
with its abnormally high rentals and overcrowding. Whatever the
causes, however, it is evident that public authorities have failed to kee
an eye on such questions as the supply of and demand for dwellings
and the course of rents. It must be admitted, I think, that neither
State nor Municipality has realised the extreme importance of accurate
statistics relating to housing, and other conditions upon which the

welfare




15

welfare of the community depends. Social reform, without a full know-
ledge of the character and extent of the evils to be overcome, is merely a
leap in the dark. Failure to keep adequate statistics means that no
attempt is made to grapple with bad conditions until they have become
something of a national scandal; and then there is the danger that, in
the general ignorance, the public will be driven to accept any kind of
makeshift policy.

Before proceeding to describe conditions that actually prevail in
our worst residential quarters, I should like to say something about the
generally haphazard way in which Sydney has been allowed to grow.
Situated on one of the finest waterways in the world Sydney as a city
has utterly failed to do justice to the beauty of its site; and this not-
withstanding the fact that many of her citizens live in suburbs which, in

Hampstead Garden Suburb.

-

Dilapidated Wooden Buildings on narrow lane, Sydney.

O
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all but architectural beauty and town planning, may justly be compared
with the garden suburbs of England. Its population of nearly three-
quarters of a million is scattered over an immense area, but this area
is divided into forty-one municipalities, jealous of their independence,
and afflicted with exceptional inability to act in concert in regard to
matters which affect the whole city. The people of Sydney, therefore,
have been unable to evolve any general plan as regards the great
avenues of traffic, the laying out of minor streets and roads, the pre-
servation of natural beauty, and the growth of new suburbs; and
never, except in a temporary burst of enthusiasm, have they given any
attention to the question of improving the architectural features of the
city. Its older streets, it has been said, have grown out of cattle trails;
many of its more modern subdivisions have been carried out, so far as
the land permitted, on the familiar chess-board principle, which is
costly, ugly, and incapable of fitting into any general plan of urban
improvement on town-planning lines. The insufficiency of public control
over the laying-out of estates, and the total absence of any persistent
attempt to induce builders of banks, shops, and warehouses to conform
to accepted principles of beauty in design, have resulted in this, that we
have no single street, perhaps not even a single block, to which we can
point with pride. Even the best of our streets are marred by excessively
narrow frontages and a distressing medley of architectural styles, most
of them individually bad, and collectively presenting all the faults that
should be avoided in street architecture. But this individual treatment
of small allotments is not only an offence against good taste, 1t is
economically wasteful. An examination of a mile of George-street
would probably show that hundreds of feet on both sides had been
wasted in party walls. The same defects are even more noticeable in
the congested residential quarters. Owners of estates have apparently
been almost unhampered both as to laying out and the class of building
they erected. Whatever powers the Municipalities possessed seem to
have been exercised with extreme parsimony. I do not, of course, wish
to imply that Councils have not done good work in other directions.
Some of them undoubtedly have. What I do wish to imply 1s that, in
the absence of any general knowledge of town-planning and housing
principles, individual owners of land and buildings have been allowed to
disfigure the most beautiful sites, and to make mistakes which will cost a
great deal to rectify.

If further evidence of planlessness is needed, it can be found in
our park reservations. Granting that these reservations are ample
there is no sign of any co-ordinating policy. For Sydney, as a whole,
there is no scheme. Kach park is independent of other parks. No
attempt is made to connect them by means of boulevards, or to multiply
connecting squares, crescents, and other spaces which add so much to
the attractiveness of other cities. Even in well-to-do suburbs like
Mosman and Neutral Bay only the most meagre provision is made, and what
is done is rather the result of accident than of well-thought-out design.

Thanks largely to her magnificent waterways, which furnish an
easy means of transport, Sydney has indeed been able, so far, to avoid
the congestion which still characterises many cities in Europe and America.
The average housing per acre in none of our suburbs reaches the high
figures common in parts of London, Manchester, and other old-world
cities; but many smaller areas in Redfern, Surry Hills, Woolloomooloo,
&ec., are greatly overhoused.  One block in Redfern, comprising three-
quarters of an acre, has 37 houses—an average of nearly 50 per acre. In
these places the housing conditions are as bad as they can be. But for
our good climate there would be little to choose between life under these
conditions and life in the worst existing slums of London. For the
greater part of the year the women and children of our ““slums” can
spend the daylight hours in the streets and lanes, which, though not
always clean, are better than small, dark, and unventilated rooms.

Our
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Our worst residential areas (Redfern, Surry Hills, Woolloomooloo,
Waterloo, &c.) have all very similar characteristics. The land is usually
divided into very small allotments ; frontages of 12 feet are quite common,
and the greater part of the site is built upon. The front doors open
upon the street. The back-yards are of the smallest—6 ft. x 12 ft. and
less are common. These infinitesimal yards are also encumbered by
privies, many of wood, often in a bad state of repair. Where the dwel-
lings are situated on sloping ground or where the sites have been excava-
ted these yards are damp and gloomy. Between the yards of two rows
of houses there is usually a lane; in one block inspected there were
lanes 3 ft. 6 in. and 4 ft. 6 in. wide; the majority, however, average
from 9 feet to 12 feet. Kvidence was given to the effect that lanes of
this description were often allowed to get into a filthy condition, chiefly
through the careless handling of garbage tins—frequently kerosene tins.
Many buildings fronted on narrow lanes. In several the only entrance
was through the back-yard, with its dilapidatcd privy and the usual

Dwellings on lane, frontages of 12 feet, Sydney.

collection of boxes, old iron, &c. In a number of blocks may be seen
the interior house—one which has been surrounded by others and which
has no entrance except by a lane a few feet wide. In Redfern whole
blocks were found in which small yards abutted on other yards, each
surrounded by a high dilapidated paling fence, and presenting the
appearance of a boarded well. The frontispiece illustrates this type,
which in some respects is more objectionable than the lane type.

The accommodation in many of the houses visited—and these
were usually typical of the whole street or lane—is very inadequate for
family life. Rooms are small, badly lighted, badly ventilated; stair-
cases, where they exist, are extremely narrow—18inches to 3feet wide, and
no adequate provision has been made for lighting them. A common
type of dwelling consists of three rooms, leading one into the other.
Sometimes the middle room has no window at all; in other cases the
window exists, but light is shut off by neighbouring walls. In many
of this type, every room, including the kitchen, is used as a bedroom,
In dozens, probably hundreds, of such dwellings, it is impossible to
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reach the kitchen without passing through the bedrooms. Whole streets
of smaller houses have no conveniences—no bathroom, no laundry:
yet in many places the rental for two small rooms and a kitchen 1s 10s.
and upwards a week. A large proportion of the dwellings are in a bad
state of repair. Damp walls, due to the absence of damp-courses, or to
defective roofing and guttering, are far too common. In many places
visited tenants asserted that no repairs had been made for years, and
that if they insisted too strongly on improvements they were threatened
with expulsion. Others stated that the smallest improvements (kalso-
mining, &c.), invariably led to the addition of sixpence or a shilling
to the weekly rent. Among the worst places seen was a two-storey
tenement in Redfern opening on a so-called *“ court,” which was merely
a narrow lane of the cul-de-sac type. The upper rooms, at the time of
my visit, were unoccupied. Access to them was by means of a fixed
ladder rising from the “ court.” The lower rooms were divided into
single-room tenements. The one narrow window space in each room
had no glass, but was closed by a wooden door. Ventilation was quite
inadequate. In one of these wretched rooms lived a mother and four
children, the grandmother, and the husband, when he was at home.
In no room was there a fireplace. The cooking of all the families was
done at a fireplace in the * court.”

The * Court,”” deseribed in the text. Sydney.

With house accommodation of the type described, and no front
gardens and small back-yards, decent family life becomes impossible.
The children have no choice but to go out into the streets and lanes.
During holidays and after school hours the lanes swarm with children
of all ages. At night they collect in the vicinity of picture-shows on
the chance of getting a free seat or merely for the company and the
brightness. They return to the ‘“home” only when in need of sleep.
Although living in the streets is healthier than living in crowded and

“badly-ventilated houses, the corrupting influence of street life needs no

comment. In some of the lanes of Woolloomooloo, &c., the lighting is
inadequate, with the result that juvenile and adult immoralities are said
to be practised with little or no check. The adult members of a family,
including the father and mother, find equally little comfort in the home.
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Lane 3 feet 6 inches wide between small back-yards, Sydney.
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The father, when he returns from work and has had some sort of a meal,
generally goes to the public-house, *“ the only pleasant spot in the locality.”
During the day hundreds of women can be seen seated on the kerbstones
gossiping with neighbours, or reading * Comic Cuts ” and penny dreadfuls.
Some of them also frequent the public-house. Babies are brought up
literally in the gutters.

Winding lane. Entrance to houses on right, through back-yards. Sydney.

Now, this unwholesome street and lane life is directly traceable
to bad and inadequate housing. Some of it is, no doubt, due to the
““feckless ”’ character of factory-trained mothers, who are ignorant of
all the household arts. But even if these women were competent house-
keepers it would be impossible to keep the family in a house, every
room in which is a bed-room, and very small and stuffy. It might be
thought that the establishment of Continuation Evening Schools would
improve the situation, but ““slum” children prefer the freedom of the
streets and the delights of picture-shows to school. If the system were
made compulsory and better adapted to the needs of older boys and
girls better results might follow.  Would it not be possible to give the
evening school something of the attractiveness of a real home? At
present it is regarded too much as a kind of penal establishment where
young people are made to work hard at the old distasteful school
“ disciplines,” and, worst of all, made to suppress the restlessness natural
to their age. I do not know whether any change is practicable, but as
I went the rounds of these ““slum ™ districts I could not help thinking
that we had by no means solved the problem of continuation education.
Boys and girls of fifteen and over need something more than “school,”
and that something seems to be a cross between home and club, picture-
show and concert. In other words the primary thing seems to be to
interest them and to satisfy a legitimate craving for society and relaxation
after a day’s work in the factory or shop. Can the schools be made the
centre of a new social and educational life? Can they be made the
brightest spot in the locality? These are questions I leave to the educa-
tionalist. It is of course true that both adults and young people need

more
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more and more education. The * feckless ” housewives and the young
girls who are growing up into ** feckless ” women need to be taught how
to make the best of their homes: how to keep them clean and orderly :
how to cook a plain meal; how to furnish economically. So the lads who
have no trade in view, and no ambition except “two-up” and * sky-
larking” in lanes, need to be taken in hand and educated ; but they need
a special kind of education.

But even if the school or other agencies are able to supply the
required education, and to furnish centres of interest and attraction
for the whole community, there is still the need for decent homes and
pleasant environment. I fear it must be admitted that thousands of
people in Sydney have neither the one nor the other. There is a total
absence of open green spaces and suitable children’s playgrounds in
these congested areas I have been describing. * The boy without a
playground,” says Joseph Lee, ““is father to the man without a job; and
the boy with a bad playground is apt to be the father of the man with a
job that had better have been left undone.” There are no near gardens
where mothers and children may enjoy sun and air.  Yet the fate of the
vacant allotment—the home of ““two-up” and other ‘“schools ”—is a
warning that gardens and play spaces must be under wise control, for a
time at any rate.

Another Children’s * Play-ground,” Sydney.

Not only is there much defective housing but there is in Sydney
at present a great deal of overcrowding. Particularly is this the case in
lodging-houses which do not come under the title of *“ common lodging-
houses.” Many of these are let room by room. Sometimes furnished,
sometimes not. One such place in Surry Hills, a narrow three-storey
building, was occupied by seven families. Several of these had only
one room, in which they cooked, ate, and slept. It was stated that the
very smallest rooms fetched 5s. a week, large rooms fetched from 10s.
to 15s. a week. Owing to the high rentals, families living in smaller
dwellings are compelled to take in lodgers. In one place with five small
rooms and kitchen there were living a mother with five children (ages

5
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5 to 16), a married couple without children, a married couple with young
children, and two male lodgers—fifteen in all. Nor are these isolated
cases. The evidence of Inspectors, State Children’s Relief Department,
and of Board of Health Inspectors, went to show that overcrowding is
now general in the congested parts of Surry Hills, Woolloomooloo, &c.
Many people stated it was impossible to find accommodation elsewhere.
Even{the offer of large bonuses failed to secure houses in other suburbs.

Wooden houses on narrow lane, Sydney.

Unable to pay the increased rent, or to find cheap houses in any
other suburb, about thirty families from Surry Hills and Waterloo have
“squatted ” on the hills near Long Bay. Here they have founded
“ Eucalyptus Town,” the oddest collection of ““ homes ™ it is possible to
imagine. It consists of huts hurriedly put together out of scraps of
galvanized iron, kerosene tins, packing-cases, sacking, &c. The roof
in most of them is nearly flat, and just high enough to permit a man to
stand upright. The floors are either rough cobble-stone or plain earth.
Very few of these ““ gunyahs ” contain more than two rooms, and these
are small. Their one good feature is ventilation; the builders have
not been able to exclude air! Butthey will be cold when the westerly
winds blow, and in the summer the heat must be unbearable. I under-
stand that steps are being taken by the local Council to remove the
“ Fucalyptus Town ”” squatters; but what is to become of them? Some
of them, moreover, have quite lately purchased ° gunyahs” from
previous owners and have paid as much as £10 apiece for them. If
ejected by the Council these people will feel that their purchase-money
has been thrown away.



“ Eucalyptus  Town.”

“ Eucalyptus Town.”

Now, the fact that overcrowding has become general in several
suburbs, and that about 150 people are forced to live in the bush like
blackfellows, points to the necessity of adopting an effective policy
with regard to housing. At present, apart from the Government’s
operations under the recently passed Housing Act, and the erection of
a terrace of tenements by the Harbour Trust, little or nothing is being
done. The Municipality of Sydney by resuming certain areas and

pulling
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pulling down old dwellings has increased both the house-famine and
overcrowding. It has only recently made a beginning in re-housing;
and 1t is very probable that the tenements now being erected in the
Chippendale area will be a failure from the point of view of workmen.

ther Councils do not appear to have done anything, and the Housing
Act may well be interpreted as relieving them of all responsibility.

I have not been able to look carefully into the housing conditions
of the Hunter River district and other mining centres. But I have
visited most of them at various times, and have a vivid recollection of
the ugly and comfortless appearances of the cottages occupied by the
mining population. At Cobar the dwellings are little better than the
“gunyahs 7 of Eucalyptus Town; indeed, they are less wholesome
because, for the most part, they are placed on ground as bare and dusty
as a road.

I do not wish it to be inferred from what I have said of Cobar
and the Hunter River district that similar conditions prevail in many of
our country towns. On the contrary my impression is that many of the
latter will compare favourably with places of similar size in any part of
the world. This is particularly true of some of our western towns—
Bathurst, Orange, Wagga, Albury, and a number of others. In most of
these the surveyors have laid out wide streets, and the Councils and
citizens have paid attention to the provision of *“ amenity” in the shape
of parks and street tree-planting. The older townships on or near the
sea-board are far less attractive, and show, on the whole, less evidence
of civic pride and co-operative capacity.

Caaprer II1I.

General Trend of Housing Legislation.
(a) Great Britain.

Although housing conditions were extremely bad in Great Britain
during the first half of the nineteenth century it was not until about
1850 that the Legislature began to take up the subject in a serious and
effective manner. Since then a considerable number of enactments
have been passed relating to housing, public health, sanitation, and
other allied subjects. Some of these have been repealed; others have °
been partially or wholly incorporated in later measures. It would be
out of place, however, in this report to give the history of this legislation.
All that I can do is to indicate the principles on which it has proceeded,
and then analyse the measures actually in force to-day.

From the first certain broad principles appear to have been
accepted. The Legislature saw the necessity of a dual policy: one of
removal of existing evil conditions, and one of improvement and con-
struction. Both these policies have been developed, concurrently with
that of efficient sanitation. It is not meant that these policies
were fully worked out by the early legislators. On the contrary,
much of the early housing legislation was tentative and experimental.
Whilst the general aim has been maintained throughout, the principles
of action under each head have been modified under the pressure of
hought on these subjects.

The first part of the existing code to be fully developed was that
part of it which relates to sanitation and health. Here we find the first
attempt to define evil conditions. The Nuisances Removal Act of 1855
included in the list of nuisances ““ any premises in such a condition asto be
a nuisance or injurious to health.” Under this Act the Justices could

prohibit
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prohibit the use of a house as unsuitable for human habitation, and
could order repairs and structural alterations. The principle was adopted
in more definite form in various amendments, and is now incorporated
in the Public Health Act, 1875, which, with its various amendments, 1s
the code in force at the present time. A nuisance under the Public
Health Act includes :—

(1) Any premises in such a state as to be “a nuisance or injurious
to health.”

(2) Any house or part of a house so overcrowded as to be dangerous
to the health of the inmates.

No definition is given of overcrowding, but officially an over-
crowded tenement is one inhabited by more than two persons to a room.
This definition, though useful for statistical purposes, is defective because
1t takes no account of floor-space and air-space—certainly the most
important elements from the point of view of health. It may be noted
here that Professor Huxley gave the quantity of air-space required for
each adult as 800 cubic feet. Standards vary greatly and, generally
speaking, are fixed too low.

Among structural and sanitary defects the Public Health Act
includes :—

(1) Yard, passages, &c. Surface unpaved, uneven, filthy.
(2) Roof-covering defective.

(3) Gutter or rain-water pipes defective.

(4) Rooms isufficiently lighted or ventilated.

The Public Health Act also deals with common lodging-houses
and houses let as lodgings. The former are defined as ‘ houses that
receive all comers and especially those of an itinerant class.” Great
numbers of common lodging-houses are to be found in all large cities
and have always furnished a peculiarly difficult part of the housing
problem. The principal requirements of the Public Health Act in regard
to these are :—

(1) Registration.

(2) Special fittings and arrangements.

(3) Sound sanitary condition.

4) Walls, roofs, floors in good repair. Walls must not be papered.
(5) Adequate light and ventilation.

6) Air-space 300 to 350 cubic feet.

7) Separation of sexes.

The Public Health Act thus provides for the enforcement of
adequate sanitation for all houses. It also confers on Local Authorities
power to declare certain places unfit for habitation, and to order improve-
ments or demolition. It does not, however, deal with large unhealthy
areas, with faulty laying-out of streets; and it indicates only an embryo
constructive policy. But legislation with regard to those matters was
not neglected; it was to a large extent concurrent with measures for
sanitary control. For the purposes of this report, however, I need not
go further back than the Housing of the Working Classes Act, 1890,
which incorporates all previous legislation proved by experience to be
of value. The Act has now been altered and greatly extended in scope
by the Housing and Town Planning Act, 1909, introduced by Mr. John
Burns.

Under Part I of the 1890 Act an area might be declared unhealthy
“1f it contained houses, courts, alleys, unfit for human habitation,” or ““if
the narrowness, closeness, and bad arrangement or the bad condition of
the streets and houses or groups of houses, or the want of air, light, and
ventilation, or any other sanitary defects, are dangerous or injurious to
the health of the inhabitants of the buildings of such area or of the
neighbouring buildings.”

58301  139—P When

(
(
(



n

-]

26

When an area has been officially declared unhealthy the Local
Authority must submit an improvement scheme to the Local Government
Board or other confirming body under the Act. The scheme must be
accompanied by maps, particulars, and estimates; and

(@) May include any neighbouring lands if necessary in the interests
of efficient sanitation.

(b) May provide for widening any of the existing approaches to the
unhealthy area.

(¢) Shall provide accommodation for people displaced.
(d) Shall provide for proper sanitary arrangements.

(e) May provide for the scheme, or any part of it, being carried out
by the ““ person entitled to the first estate of freehold ” in any
property comprised in the scheme, under the superintendence
and control of the Local Authority._

The Local Authority may sell or let any part of the area to any
purchasers or lessees, on condition that such persons carryout the scheme
under the supervision of the Local Authority. Or, they may contract
with the persons who have the °first estate of freehold in any land ”
for the carrying out of this scheme, without exercising the right of
purchase. The Local Authority with the approval of the confirming body
may themselves undertake the work of rebuilding, but the wording of the
Act anticipated that this course would be exceptional. In a later clause
it is provided that the Local Authority, if it erects dwellings, shall sell
and dispose of all such dwellings within ten years after the completion
thereof, unless the Local Government Board otherwise determine. If
the land be sold to any body of trustees, society, or persons, the Local
Authority has to impose suitable conditions as to elevation, size, and
design of houses, and the maintenance of proper sanitary arrangements.

Part T of the Act thus legalises a policy of Municipal housing.
It finds particular favour with those reformers who see in collective action
the best solution of existing evils. The policy of Part I, however, is open
to some criticism. It entails,” as Mr. Nettlefold holds, *“ heavy expense
and great delay in the preparation of exhaustive reports and minute
detailed maps and estimates.” The procedure is undoubtedly tedious
and expensive both to the Local Authority and Local Government Board.
The demolition of large slum areas means rehousing of the displaced
population ; it means the waste of many good houses, business premises,
factories, &c., and this, in turn, deprives many people of a livelihood
for the time being. The erection of so-called model tenements on
resumed slums areas is not always a commendable policy. It is a con-
tinuance, under better conditions certainly, of the doubtful policy of
housing the very poor on the dearest land. ‘ Those who have observed
the existing housing conditions in this country are aware that in the
vast majority of cases poor people live on dear land and rich people on
cheap land, which is absurd.” Another undesirable feature of the policy
is that it frequently operates so as to reward bad, and penalise good,
landlords.

Some of these criticisms are undoubtedly well-founded. I shall
refer later to them when describing the general results of operations under
Part I. Circumstances, however, may arise which leave no alternative
but resumption and demolition. It does not necessarily follow that
the municipality should erect new dwellings on the cleared sites. Such
sites are usually very dear and for that reason unsuitable for residential
areas for working men. In many cases it would be wiser to put down
new streets and sell or let the remaining land for business purposes, and
make provision for housing in some less expensive quarter.

Under Part II the Local Authority, acting on the representations
of the Medical Officer of Health, may order the repair, at the owner’s
expense, of any house reported and considered unfit for human habitation.

It
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If the house is not repaired within a reasonable time the magistrates
are asked to make a closing order. Should this be granted the owner
is debarred from receiving further rent. If no repairs are executed
within three months, the house may be demolished. Obstructive
buildings—those which may make it impossible to carry out necessary
improvements—may be removed and compensation allowed the owner.

It is contended by many English reformers that the policy of this
part of the Act is sounder in principle than Part I. The latter throws
the burden of improvements upon the rates. ° Part II puts it on the
owners who are responsible for the bad condition, which is a much fairer
procedure, and which exercises an excellent moral effect on other owners.
It avoids also the waste of the large demolition schemes, by saving the
sound buildings in any area, and thus lessening the risk of a house
famine.”* That it need not necessarily end in mere *‘slum patching
is evident from the example of Birmingham, where excellent improve-
ment work has been carried out at a trifling expense to the ratepayers.

It is sometimes argued that the enforcement of this policy inflicts
hardship upon small owners, thrifty people who, encouraged by the good
returns, have invested their life-savings in slum properties, without
having Tealised the legal requirement that these properties must be kept
in habitable condition. Such people differ from other *‘ speculators in
human misery ”’ merely in this, that their means are small and their
ignorance great. The fact that they cannot afford to make adequate
repairs, and the facy that demolition would in some cases deprive them
of their income, cannot be allowed to stand in the way of reforms
necessary in the interests of all the people. One of the most important
aims of good housing policy is to make investment in slum properties so
unattractive, both to big and little savers, that they will turn in other
directions. Mr. Nettlefold suggests that the formation of Town Dwellings
Improvement Trusts would help impecunious slum owners without
freeing them from social responsibility. *° These organisations could
buy insanitary houses from needy owners at fair prices, and repair them
on lines similar to those of the Glasgow Workmen’s Dwellings Company,
and administer them on Miss Octavia Hill’s system.”

Part III of the Act gives the Local Authority power to build
houses for the working classes apart from the obligation to rehouse
people displaced by a scheme under Part I. Under the Housing Act of
1900 land can be acquired inside or outside the district controlled by
Authority. Lands so acquired may be administered in the following
ways :—

(1) Leased to companies or builders or working men for the erection
thereon of workmen’s dwellings (sec. 5, Act of 1900).

(2) The Council may undertake and carry out :—

(@) The erection of dwellings, lodging-houses, block dwellings,
or cottages.

(b) The purchase and improvement or reconstruction of existing
lodging-houses, dwellings, or cottages.

(¢) The purchase or exchange of land for the purpose of in-
couraging such construction, improvement, &c.

(d) The provision of a garden (under £3 p.a.) not more than
half an acre in extent.

(e) Sellingthe houses, if desirable and necessary, after a period
of seven years.

(3) Any company employing workmen, any company established
for constructing or improving workmen’s dwellings, and any
private person entitled to a freehold estate in land, or to a lease
for an unexpired period of fifty-eight years may borrow from
the Public Works Loan Commissioners at low rates of interest,
for not more than forty years, half the amount required to
erect dwellings for the working classes. In

* Nettlefold : Practical Housing.



28

In connection with purchase of large slum areas the question of
compensation has always given trouble. The Act of 1890 laid down :—

(1) That the valuation shall be based upon the fair market value at
the time of valuation, without any additional allowance for
compulsory purchase.

(2) In forming the estimate, due regard is to be had to the nature
and condition of the property, and the probable duration of
the buildings in their existing state.

(3) Deductions are to be made for existing nuisances.

(@) For an enhanced value by being used for illegal purposes
or overcrowding.

(0). For the bad state of repair in which the premises are found.

(¢) For the property not being reasonably capable of being
made fit for habitation.

In cases of disagreement the Local Government Board appoints an
arbitrator, whose decision is final.

Under Part I the Local Authorityis empowered to borrow the
money required for an improvements scheme, on the security of the
local rate :—

(1) The London County Shire may create consolidated stock.

(2) The London Borough Councils may borrow from the County
Council or from the Public Works Loan Commissioners ; whilst
urban district Councils may borrow from the Public Works Loan
Commissioners or issue stock.

The Housing and Town Planning Act of 1909 expressly stipulates
that moneys borrowed from the Public Works Loan Commissioners shall
be at the minimum rate of interest allowed for loans out of the Local
Loan Funds. It also extends the period of repayment to eighty
years.

The Housing and Town Planning Act, 1909, whilst amending a
number of provisions in the Housing Act, is mainly of interest because
of its recognition that town planning is necessary to adequate housing
reform.

The first section of Part I of this Act provides for town planning
schemes in respect to any lands which seem likely to be used for building
purposes, with the object of securing :—

(1) Proper sanitary conditions.

(2) Amenity and convenience in connection with the laying out and
use of the land and of any neighbouring land.

The initiative for a scheme rests with (a) the Local Authority itself, or
(b) owners of land acting in conjunction with the Local Authority. But
before entering upon a scheme of its own or adopting a scheme put
forward by others the approval of the Local Government Board must
first be obtained. The object of this compulsory reference to the Local
Government Board is to secure :—

1. That the national aspect of local schemes is not forgotten.
2. That the proposals shall be subjected to competent criticism as
regards lay-out and architectural features.

The scope and far-reaching character of the new powers conferred
by this Act may be seen from its fourth schedule, which contains the
list of subjects which may be dealt with by the Local Government Board
in the form of general provisions. They include, among others, the
following : —

1. Streets, roads, and other ways.
2. Buildings, structures, and other erections.

3. Open spaces, private and public.
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. The preservation of objects of historical interest or natural beauty.
. Power of entry and inspection.
. Power to remove, alter, or demolish any obstructive work.

. Power to accept money or property for the furtherance of any
town-planning scheme.

A very important provision of the Act is the power to suspend
existing by-laws and regulations for the proper and economical carrying
out of any town-planning scheme. This will permit important economies
in estate development, particularly in regard to width of roads and the
character and method of road-making. Ixisting by-laws, rigorously
enforced, had placed heavy initial burdens on local authorities and
socleties endeavouring to carry out housing schemes on new land.

Another important provision enables the Local Government
Board to prescribe general regulations dealing with *“ buildings, structures,
and erections,” and with the details to be specified in any plan, including,
whenever the circumstances so require, the regulation of the number of
buildings which may be erected on each acre, and the height and character
of those buildings.

I S Ot &

The present English code is now probably as complete as any in
the world. As will be seen later, a good deal of valuable work has been
done under it. In general town planning England is still far behind
Germany, but in the matter of garden suburbs, in the provision of plots
of ground for the individual family, and in the organising of the new
community life, she is in advance of other countries. The completeness
of her legislation and the extent of the work carried out under its pro-
visions, and with so much appreciation of sound principles of town
planning, is, I think, due to the enthusiasm and persistent criticism of
various associations. Both in England and America I was much struck
by the activity of private societies, and I could not help comparing this
with the apathetic support given to associations in Australia.

(b) Germany.

As I was unable to visit Germany on this occasion, I can give
here only a digest of information collected from various books and
reports. The information 1 procured in England proved, on examina-
tion, to be far from complete, and neither the Sydney Public Library
nor the Parliamentary Library was of much assistance—a fact which
points to the necessity of accumulating somewhere in Sydney an

adequate library and museum relating to housing, town planning, and
other social reforms.

Germany, in the last twenty years, has made great progress in
social reform of all kinds, particularly in town planning and in the
housing of its poorer classes. By many this is attributed to the type of
municipal government that she has evolved. Much more is probably
due to the patient scientific spirit of the people which impels them to
a careful study of facts as a condition precedent of reform. It is this
spirit which has devised a municipal organisation capable of working on
scientific lines, and of planning for the future as well as to-day. In
Germany, mayors and those who correspond to our Chairmen of Com-
mittees are paid officials, holding office for periods varying from six to
twelve years. They are chosen on account of their special knowledge,
experience, and public spirit; and their services are paid because it is
recognised that the government of a city needs the whole of a man’s
working time. The American Commission System has many points in
common with the German system.

A further circumstance contributing to the efficiency of German
municipal government is that there is the closest relation between the
legislatures of the various States and experienced municipal authorities.
Legislation has been the joint product of the best brains in the country.
Evidence of this co-operation 1s visible in all social legislation. Thus,
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in the Prussian Decrees of 1901, on the housing question, there is the
following sentence: A solution of the great difficulties connected
with the housing question can be expected only from the long continued
co-operation of the economic and social influences of the community
with the Legislative and Administrative powers of the State, and from
a comprehensive treatment of the question by the towns.”

The course of housing legislation in the German States has many
resemblances to the English legislation already described. The one has
no doubt been influenced by the other, yet each bears the stamp of
national character.

1. In Germany, as in England, the Local Authority is made the
instrument of social reform. The State provides the legislation, but
it casts the responsibility of execution on Town Councils and organised
rural communities; and this legislation is sufficiently elastic to permit
a great variety of experiments. But the State recognises it must set
a good example. Thus, in Prussia and most other States careful
attention is paid to the housing of State workmen and small officials.
Dwellings for them are built in many places where the need for
dwellings is not supplied by private enterprise, or where rents are too
high, or where good houses cannot be bought at reasonable prices.

2. A characteristic of German legislation is the attempt to control
and even prevent speculation in land. It is a very generally accepted
principle that “‘rents in right relation with the means of the poorer
classes’ can be ensured only if sites suitable for workpeople’s houses and
the houses on the sites are taken for all time out of the reach of
speculation.” * How is it proposed to accomplish this? German opinion
is becoming fairly unanimous as to the answer. The City itself must
acquire land, particularly land suitable for workmen’s dwellings; and
it 1s considered wise policy never to part with the freehold of this land
except on conditions that make speculation difficult. The following
extract from the Prussian Decrees of 1901 will show the trend of
thought :—

“In what way the plots of land (acquired by the City), which, as a rule, should
always be retained as the property of the town, shall be utilised for building purposes,
whether the town should itself, or by the employment of contractors, build dwellings
on the land and let them, or let them on chief rent, or cause dwellings to be built by
letting the land on chief rent, these are all questions which can be left for the con-
sideration of the town. It will certainly be in conformity with a sound land policy
if even towns in which a house-famine exists do not sell outright those parts of the
land they own which are suitable sites for cheap dwellings. The sale of plots of
land belonging to a town may very well for a time have the effect of causing more
dwellings to be built and to be offered at lower rents, but in the long run it only
promotes speculation in land. The complete sale of land belonging to a town, as
sites for small dwellings, is only advisable if the community has the right of pre-
emption, or if in some other way adequate security is obtained that the plots of
land will be permanently withdrawn from private speculation.”

In acquiring land for carrying on housing schemes it is
recognised as important to forestall speculation. The possibility of
the manipulation of land values depends frequently upon the accessi-
bility of land. The town should therefore exercise forethought in
purchasing land outside the city before, and not after, the construction
of means of transport. So soon as a tramline is laid in the neighbour-
hood of an undeveloped district the speculator gets to work and makes
appropriation a very costly business.

3. A very important feature in some Cerman legislation is the
power given to expropriate and redistribute land, with the object of
improving the lay-out and the general housing conditions, and of
increasing the supply of building land. The ““lex Adickes” proposed
that the principle should apply both to urban and extra-urban areas;
but, so far as I am aware, the law as passed has hitherto been confined
to the latter. The principle is explained thus: The chief obstacle to
a comprehensive building scheme on unoccupied land near a town is
the fact that the land is frequently held by a large number of owners.
Many

* Herr Braun, President, Department of Agriculture, &o.: in Hessian lVFniistry. Quoted in Horsfall :
Improvement of the Dwellings and Surroundings of the People. The Example of Germany.
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Many plots, moreover, are so small, or are so awkwardly shaped, that
either no houses at all can be built on them or only houses which will
not pay interest on the capital invested in them, or houses which from
the beginning are unwholesome. Herr Adickes proposed that owners
in such cases should be compelled to surrender their plots to the town.
The town retains part for streets, roads, and open spaces, and divides
the remainder into plots suitable for building, which are then restored
to the land owners with due regard to what they gave up.

4. Whilst the towns have themselves power to acquire lands and
themselves carry out housing schemes, they are encouraged to give
every assistance to building societies, *“ public utility ” societies, &c.—
even to private persons, whose object is to supply good cheap houses
to poorer people. They can, for example, remit part or the whole of
the cost of streets and sewers, and defer for a considerable time payment
on this account. They may, and do, lend the services of their own
building officers to advise as to subdivision and building schemes. The
City in modern Germany ranks itself as the rival and opponent of
gpeculators and jerry-builders, but it co-operates freely with legitimate
enterprise.

5. Next in importance to the land policy, German legislators
rank the organisation of credit for the assistance of towns and societies.
Thus the Grand Duchy of Hessenin a law passed in 1902, which throws
upon the town and rural communities the onus of ensuring an adequate
supply of dwellings for working people, has provided that loans for this
purpose may be made by the National Credit Bank, the Public Savings
Bank, and Mortgage Bank. The town or community may itself build,
= receiving the full cost of land and buildings, or make loans to building
societies to the extent of 90 per cent. of the total cost of dwellings.
Any dwelling built by help of money thus lent, which is not used in
accordance with the conditions attached to the loan, can be ex-
propriated by the town.” *

Under the Hessian laws, towns which have an insufficiency of
houses for workpeople, and the Councils of which refuse to build, may
be compelled to accept a loan and lend it to public utility societies, if
such exist and are willing to build.

6. The re-planning and re-building, which in the last twenty years
have transformed so many German towns, have been due mainly to the
general acceptance of town-planning principles. These principles receive
definite expression in State building laws. Among provisions occurring
in various laws may be mentioned the following :—

(@) In block dwellings an adequate supply of sunshine must be
secured for every room occupied.

() In town-planning schemes open spaces, public shrubberies,
public play-grounds, must be provided in sufficient number.

(¢) The degree in which lots may be covered with buildings and
the number of storeys that may be erected in different zones
are made the subject of regulation by the Police Authority.

(d) Manufactures likely to be dangerous or objectionable must be
kept apart from residential areas.

(e) Proceedings may in some States be taken against owners of
buildings which disfigure streets and squares.

(f) The building laws, whilst dealing mainly with height, stability
of structure, safetv from fire, suitability of accommodation,
are tending to exercise more and more control over archi-
tectural style and appearance.

Thus the Saxon Building Law provides that buildings which would
form a public disfigurement may be prohibited; and the by-laws provide

that higher architectonic demands may be made for certain streets in

respectr(r)f the buildings to be erected thereon. 7

* Horsfall : Imnrovement of the Dw ellmgs and Surroundings of the people The Ei)é@])’lpie of Gefmany.
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7. Under the Hessian laws thereis created a National Inspector-
ate of Dwellings for the purpose of ascertaining, in co-operation with
the authorities of the State and those of the various communities, what
are the housing conditions in relation to health and morals of the
poorer classes of people.

The duties of the National Inspectors are so important that I
give them in full :—

1. To promote, especially by using influence with employers and
workpeople, with communities and commercial associations,
the building of wholesome and cheap dwellings for the
poorer classes in town and country; and to aid the persons
mentioned, as well as associations of public utility and other
interested persons, by advice and assistance in all efforts made
for the improvement of housing conditions.

2. To suggest and promote the formation of building societies of
public utility and other interested persons by advice and
assistance 1n all efforts made for the improvement of housing
conditions.

3. To examine and express an opinion respecting requests for loans
from the National Credit Bank.

4. To take part in the supervision of the expenditure of such loans.

5. To give evidence as an expert in legal proceedings taken against
communities to compel them to provide dwellings.

6. To obtain statistical information respecting all parts of the
housing question, and to make annual reports respecting these
subjects and respecting his own work.

(¢) United States.

The policy which receives most support in the United States of
America is that which aims at housing improvement through rigorously
enforced health and building laws. So far as I am aware, collective
action, except in this way, whether by State or Municipality, is unknown,
and public opinion is strongly opposed to it. It is considered sufficient
if society insists upon its right to control private enterprise. But it is
not improbable that the actual housing conditions in cities where
regulation exists will force a reconsideration of the principle so com-
monly accepted. There may be conditions—and I believe these are
to be found in New York—in which organised society will be compelled
to take a hand in planning and even constructing dwellings. The
conditions would seem to be :—

(1) The failure of private enterprise to do what is socially necessary.

(2) The ability of society, represented by a public department, to
carry out work as efficiently and economically as private
individuals, acting under the spur of profit-earning.

The people of America, as a general thing, believe that regulation is
sufficient to secure the protection of the public, and that public depart-
ments cannot successfully compete with private enterprise, either as
regards economy or efficiency, which latter includes the use of the best
equipment, the best organisation, and the continual improvement of
both. I do not propose here to discuss this question beyond saying
that the success or failure of public departments in competing with
private companies is largely a matter of experience, of getting the
services of the right kind of ability, of paying it adequately, and of
taking appropriate measures to ensure progressive efficiency. A State
or Municipal department succeeds or fails according as these conditions
are understood and acted upon. A consideration of what has been
accomplished



33

accomplished by many municipalities in Kurope should make us chary
in laying down any universal principle or trying to draw a hard and
fast line between the spheres of public and private enterprise.

The policy of regulation has its own difficulties—it is one thing
to frame admirable laws and regulations, it is another thing to get
them put into force. Probably nowhere has this difficulty been greater
than in America, where City government has too often fallen into the
hands of Tammany and other more or less unscrupulous interests.
“To hell with reform !’ has been writ large over the programmes of
many civic authorities. Thanks to the energetic action and criticism
of numerous voluntary associations, this condition is rapidly dis-
appearing, and the whole system of municipal government is being
transformed.

I need say little of the Health laws in force in the States. As
in other countries, they are mainly concerned with protection against
infectious diseases, the abatement of local nuisances, the 1nspect10n of
food supplies, the inspection of schools, of plumbing and certain other
trades. The Health Boards have also the power to order the vacating
of houses considered unfit for habitation. In one year alone in New
York 322 tenements were condemned.

In New York and other cities some of the functions of the Health
Department have now been transferred to the Tenement House Com-
mission or Department. A brief description of the New York Tenement
House Law (1909, and amended 1910), which may be taken as fairly
typical of other similar laws throughout the States, will indicate the
nature of the regulation policy preferred in America.

A tenement is defined as ‘“any house or building or portion
thereof, which is either rented, leased, let, or hired out to be occupied
or is occupied in whole or in part as the house or residence of two
families or more living independently of each other and doing their
cooking upon the premises, and includes apartment houses, flat houses,
and all other houses so occupied.” The principal “articles ” of the
law relate to:—

1. Protection from fire.

Light and sanitation.
Sanitary provisions.
Requirements and remedies.
Registry of names.

6. Prostitution in tenement houses.

Among the general provisions is one which prohibits the altera-
tion of a tenement in violation of the law, or its occupation by more
families than the law permits.

Article 3, which deals with protection from fire, is very complete.
So elaborate a code is rendered necessary by the large numbers of
““frame ” structures in the outlying parts of the city, and the great
height of many of the tenements. A tenement exceeding six storeys
is required to be fire-proof. Non-fire-proof tenements must be provided
with fire escapes, accessible from at least one room in each apartment.
There are a large number of clauses relating to stairways, halls, parti-
tions, &c., but they are not of particular interest from the point of view
of this report.

Article 3 (Light and Ventilation) provides, inter alia, (1) that no
tenement house erected after the passing of the law shall occupy more
than 90 per cent. of a corner lot, or 70 per cent. of any other lot;
(2) that the height of a tenement house shall not exceed by more than
one-half the width of the widest street on which it stands; (3) that
behind every tenement house there shall be a yard extending across
the entire width of the lot, and, except upon a corner lot, open to the

58301 139—E sky;
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sky; (4) that for a house sixty feet high or more, the yard shall be not
less than twelve feet in every part; (5) that no separate tenement
house shall be erected upon the rear of a lot fifty feet or less in width
where there is a tenement on the front of such lot; (6) that between
tenements and other buildings there shall be maintained an open space
extending across the entire width of the lot: (7) that every room shall
have at least one window opening upon street, yard, or court, the
window area to be not less than one-tenth of the superficial area of the
room; (8) that in each apartment there shall be at least one room
containing not less than 120 square feet of floor area, and that each
other room shall contain at least 70 square feet, with a height of not
less than 9 feet; (9) that no part of a room shall be enclosed or sub-
divided by curtains, movable partitions, &c.; (10) that public halls
in tenements and staircases shall have the prescribed lighting accom-
modation; (11) that in every apartment of three or more rooms, access
to every living room and bedroom, &c., at least one water-closet
compartment shall be had without passing through any bedroom;
(12) that windows be vertically-hung sash windows, both halves capable
of being opened for ventilation.

The article dealing with sanitary conditions provides, inter alia,
for the following :—

(1) No basement shall be occupied for living purposes unless it is
9 feet high, unless the ceiling is at least 4 ft. 6 in. above the
kerb level of the street, and unless the floors and walls are
damp-proof and water-proof.

(2) That there shall be a separate water-closet for each apart-
ment, unless the apartment consists of one or two rooms, when
there should be a water-closet for each three rooms.

(3) That every tenement house and every part thereof shall be
kept clean and free from any accumulation of dirt, garbage,
&e.

(4) That a janitor or housekeeper shall be in charge of every
tenement house containing more than eight families.

(5) That no room be so overcrowded that there shall be afforded
less than 400 cubic feet of air to each adult, and 200 cubic
feet for each child under 12 vears of age, occupying the same
room.

Specifications, plans, and other particulars of tenement houses
proposed to be erected, or of alterations of existing tenements, must
be submitted to the Tenement Commissioner for his approval.

(d) Laws Relating to Housing in New South Wales.

Until quite recently the only Act relating to Housing in New
South Wales was the Public Health Act, which has been modelled on
the English Health Act. Among other things it provides for (a) in-
spection of a district to ascertain whether any house is unfit for
habitation, (b) for the usual proceedings against owner or occupier to
obtain a closing order, (c) demolition of such dwelling if, after a closing
order has been made, it has not been rendered fit for habitation.

I have not been able to procure evidence as to the extent to
which powers conferred on local authorities under the Public Health
Act have been used. Judging, however, by many dwellings still standing,
I feel justified in saying that the powers the Councils now possess have
been exercised with much leniency.

Model by-laws for Common Lodging Houses, drafted by the
Board of Health for adoption by local authorities, are in existence,

but call for no special comment. They are almost a replica of English
by-laws.
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by-laws. There are no regulations relating to houses let in apart-
ments, and it is in this class of house that overcrowding is now most
prevalent.

The Local Government Act, 1906, which initiated the present
system of Local Government in New South Wales, contains provisions
which sanction the acquisition by local authorities of the power—

(1) To rearrange and beautify an area, and to acquire land for that
purpose.

(2) To regulate the erection of buildings as to height, design,
structure, materials, building line, sanitation, proportion of
any lot which may be occupied by the building or buildings
to be erected thereon.

Any Council may apply to the Governor for these powers, and I under-
stand that a number have applied.

It is also provided that any owner of land desiring to open a
new road, or to subdivide his property, must submit plans and specifica-
tions for the approval of the Council. New roads must be made
according to the Council’s approved specifications.

The Councils are empowered to purchase land for certain pur-
poses, but the erection of dwellings is not included amongst these
purposes.

The Local Government Act, indeed, hardly touches the question
of housing; and the powers which Councils may acquire to rearrange
and beautify, and to regulate the erection of buildings, although they
look like town-planning powers in embryo, are not generally regarded
in that light. Town-planning was probably not in the minds of the
Legislators who framed these clauses, and the Councils have not been
anxious to put any such interpretation upon them.

The ‘“ Sydney Corporation (Dwelling Houses) Act, 1912,” gives
the Council power to resume land required for the opening of new
public ways, or widening and developing such ways, or for carrying out
improvements or remodelling any portions of the City, or for the purpose
of erecting dwelling houses within the boundary of the City. The
Council may, with the Governor’s approval, borrow money for any of
these purposes. This is, of course, a town-planning power, and the
Council has begun the costly process of laying out new avenues and
widening old ones. Its efforts in this direction will be much hampered
until some Greater Sydney scheme becomes a reality.

The latest legislation is the * Housing Act, 1912.” This pro-
vides for the purchase by the Minister or resumption by the Governor
of any land, or appropriation of land vested in the Crown, for the
purposes of the Act. The Board of three members, who are entrusted
with its administration, may submit proposals and, after approval,
may—

(1) Cause any work to be done to render land fit for use under the
Act.

(2) Dedicate reserves for recreation or other public purposes.

(3) Set apart land as sites for buildings, for religious, charitable,
or municipal purposes.

(4) Erect dwellings for residential, business, or other purposes, or
for public use.

(5) Lease land with buildings thereon for a term not exceeding
seven years.
The rent must be sufficient to provide for :—
(@) Interest at 4 per cent. on capital value of land and buildings.
(b) Cost of insurance, rates, taxes, repairs, and maintenance.
(¢) Proportionate part of expense of management.

d) Sinking fund in respect of capital cost of building.
The

7
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The Board may also sell land with buildings to qualified persons upon
terms and conditions approved by the Governor. But no person may
purchase more than one house, and land reasonably required there-
with not to exceed one-fourth of an acre. A buyer must satisfy the
Board that he is purchasing land for his home, or for the home of a
member of his family. The price must not be less than the *“ reasonable
value ” ascertained by valuation through the Commissioners of the
Savings Bank.

The Board at the request of the Commissioner of the Savings
Bank may—

(@) Construct buildings for any person on any land out of moneys
to be provided by that person or by the Commissioner.

(b) Act as agents for the Commissioner in management of land
and buildings.

(¢) Purchase from the Commissioner land and buildings, and sell or
lease same.

The Act has thus created a sub-department of State to be responsible
for the carrying out of housing schemes. Its operations are limited by
the moneys appropriated every year for housing purposes under the
Act or furnished by the Savings Bank Commissioner; but, apart
from this, its powers extend over the whole State, and it may buy
land and erect houses in any municipality or shire. In passing over
the Local Authority, it agrees with the New Zealand Labourers’
Dwellings Act, on which it appears to be modelled. Except that, at
the request of the Commissioner of the Savings Bank, the Board may
construct buildings for any person, the Act offers no encouragement
to local authorities or to societies to enter upon town planning or
housing schemes. Its tendency will be to make all this a function of
the Central Government. Other States have preferred to act through
municipalities and societies, and by so doing have hoped to stimulate
local interest and civic pride; with what results will appear later.

(e) New Zenland.

The New Zealand Workers’ Dwellings Act, 1910, makes * provisior
for settirg apart Crown land, or acquiring private land, and for the erection
of dwellings fcr workers thereon.” A worker is one whose earnings do
not exceed £175 per annum. Dwellings may be disposed of by :—

(1) Weekly or monthly tenancy ;
(2) By lease for a term of twenty-one years, with the right of renewal ;

(3) By agreement to purchase on the instalment system prescribed

by the Act.

Rentals are to be 6 per cent. of the capital value—35 per cent. for interest
and 1 per cent. for depreciation. Cost of insurance and rates are to be
in addition to this.

The administration of the Act is in the hands of a Superintendent,
but in every Land District there is a Board consisting of three members,
of whom the Superintendent is one. The Board’s powers comprise the
approval of applications for dwellings, and the disposal of dwellings.

Plans, specifications, estimates of cost, are apparently prepared
by the Department, and carried out by contract.

CaaprTER IV.
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CuaprTER IV.

Housing by the State.

What has been achieved in housing may appropriately be discussed
under the following heads, according to the agencies by which schemes
have been undertaken :—

1. Housing by the State.

2 o Municipalities.

3. T Industrial companies.

4 = Associations.

5 & Co-partnership societies.

In a separate chapter I shall deal with Garden Cities.

The State and Municipalities have alternative methods of
influencing housing conditions. They may be satisfied with legislation
and regulations, or, in addition, they may deem it expedient themselves
to clear up slum areas, and compete with private enterprise in supplying
suitable homes for the people. The demolition of slums may be under-
taken on the grounds of public necessity. Usually the State leaves
this to municipalities, intervening only in emergencies. There is little
controversy in regard to demolition or clearances carried out on grounds
of public safety. But there is the greatest difference of opinion as to
who should carry out constructive work, whether it be the building of
tenement houses to replace slums, or the creation of model suburbs on
the outskirts of cities. In England I met many housing reformers who
were opposed to State action, except by way of control through legislation,
but who nevertheless admitted that in some circumstances it might be
incumbent to go a step further. Thus it was generally admitted that
the provision, largely out of public funds, of cottages for Irish rural
workers was warranted, owing to the desperate nature of the situation.
So also, many of the same people are clamouring for the assistance of
the State in improving the housing conditions of English and Scottish
rural workers. On the whole, however, opinion was opposed to State
intervention, except by way of control, and by the loan of money to
Municipalities and Public Utility Associations. This attitude is almost
universal in America and in Germany.

On the other hand, municipal enterprise was favoured by many
in Europe, sometimes merely as an example to private enterprise, but
oftener on the ground that it is difficult otherwise to place any check
upon land speculation. In Germany, as already stated, it is very com-
monly held that it is in the public interest for the Municipality to hold
land and to undertake extensive schemes of housing, whilst at the same
time glvmg every assistance to legitimate private enterprlse American
opinion is strongly opposed to State or municipal intervention except
through regulation.

Housing of Rural Labourers in Ireland.

The Labourers (Ireland) Acts passed between the years 1883 and
1906, and supported by both political parties, authorised the granting
of loans to Irish local authorities to provide suitable dwellings and
allotments for rural labourers. According to a recent report of =
Committee of the “ National Housing and Town-planning Association,”
211 out of 213 rural districts in Ireland have built cottages, which now
number 42,640. The amount already sanctioned was, on 31lst March,
1912, £7,906,273. The Act of 1906 authorised loans up to £4,250,000,
at £3 5s. per cent., for sixty-eight and a half years. Only 64 per cent.
of the charge has to be met by the local authorities, the remaining 36
per cent. being met out of various Imperial funds; so that the local
authorities have to pay only £2 1s. 7d. per cent. The

43



49

35

The rents charged for the cottages vary from 4d. to 2s. 9d. per
week, the average being something like 1s. 1d. per week. The rates,
varying from 10s. to 22s. per annum, are paid by the tenants. Rents
appear to be determined by what the tenant can afford to pay, and this
1s generally much below the economic rent.

The cost of the cottages varies from £176 to £211. These sums
include cost of land and roads. The cottages are nearly always of the
detached single-storey type, containing a large living room and two
bedrooms. The accommodation, though meagre enough, is a great
improvement on the mud cabins which in certain parts were almost
universal a few years ago.

The allotments varying from one-fourth of an acre were intended
for small cultivation. In most cases the tenants appear to make full
use of them in this way; * butin a minority of cases—possibly one-third,
we were told, the tenants do not make such full use of the plots as if
more mstruction and supervision were provided by the local authority.”*

As to the effect of this vast national expenditure on the Irish rural
labourers, opinion seems to be fairly unanimous. The improved standard
of comfort and decency made possible by the erection of these cottages
has apparently resulted in a marked improvement in the habits and
character of the people. The fear that the provision of houses at lower
than economic rent would have a prejudicial effect on wages has not so
far been borne out. During the last ten years, it is sald, wages have
ncreased from 30 per cent. to 50 per cent., from 8s. or 9s. per week to
12s. per week. The increase may, of course, be due to special circum-
stances connected with the supply of and the demand for labour.

However reassuring the present results may be I am inclined
to the opinion that a scheme of this kind, resulting in a heavy deficit
which the general taxpayer has to meet, is economically unsound, and can
only be justified as an emergency measure. If the nation (that is, the
individuals who contribute to the taxes) has to finance the people (without
a full return) to enable them to provide the most modest shelter, and
if it can do so without economic injury, there would seem to be something
radically wrong with the wage system. The plan adopted is not calcu-
lated to make the employer of rural labour in Ireland realise his respon-
sibilities. Under normal conditions, gifts of the State operate usually
as subsidies to wages, and so relieve the employer of a part of what he
ought to pay in wages. If the nation can afford to make a gift of millions
for the benefit of a special class, it is not unreasonable to suppose that
some at least of the employers can afford to pay a decent living wage.
If an industry, under capable management, cannot provide a living
for those engaged in it, there would seem to be no object in continuing
1t unless it be important on other than economic grounds. Certainly,
in Australia, where the scale of wages is high, there would be no justifi-
cation for a similar philanthropic policy of housing.

It is to be noted that although the State has, in this case, provided
a part of the cost, free of charge, it has not itself undertaken the work
of construction and management. It has thrown this upon the local
authorities, and through them, to a certain extent, upon the beneficiaries
of this scheme.

The Dacey Garden Suburb Scheme.

For the sake of comparison, it seems desirable to give some
account of the Dacey Garden Suburb, on the outskirts of Sydney.

The idea appears to have originated with the Hon. Campbell
Carmichael, during his term of office as Colonial Treasurer. On the
transfer of Mr. Carmichael to Education, his successor at the Treasury,
the late Mr. J. R. Dacey, took up the subject with great energy, with
the result that the Housing Act (already described) was passed, land
selected

* Report of National Housing and Town Planning Committee.
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selected and laid out, and building operations commenced. The area of
the estate is 336 acres : of this 76 acres are reserved for roads, 31} acres
for parks, 74 for public schools and technical college, 5 acres for the public

Dacey Garden Suburb, Sydney.

Dacey Garden Suburb, Sydney.

buildings; leaving 211 acres for the building of cottages and shops. It

is the present intention to limit the number of buildings to seven per

acre, and, on this basis, the Board, if it can secure the necessary money,
propose

50
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propose to build 1,437 cottages and 40 shops. The cost of the whole
scheme is estimated at £877,000 odd : this includes unimproved value
of the land, £65 per acre; road-making, &c., £105,000; building
£750,000.

Up to the date of the publication of this Report, 67 cottages had
been erected and 33 are in course of erection. Applications, which are
far in excess of the supply of dwellings, are dealt with by ballot; but
inquiries are made as to the character of each applicant and the rent he
is willing to pay before admitting him to a particular ballot. Rentals
for the various types of houses are as follow :—

Type o ’ Accommodation l Rental ! Cost.*
S Builts : : ‘ £ ‘ *
| | P
A 20 | Four rooms, kitchen, &ec. ... LlEs a0 595
B 18 | Two bedrooms, living-rooms and kitchen combined — 14s. 6d. 505
Cc 3 | Three large rooms, kitchen, &ec. (cottage)... | 18s. 6d. 640
3 ‘ 2 o = (house) ... b Ol 640
D 11 | Three rooms, kitchen, &c. ... 16s. 500
E 12 | o i and wash-house con]bined...‘ 16s. 525

# Includes kerbing and guttering, asphalting footpaths, turfing, sewerage connection, &e.

Dacey Garden Suburb, Sydney.

The cottages are constructed of brick on rubble or on stone
foundations : roofs are of tiles or slate. Electricity is laid on for lighting
purposes, and gas for cooking, though fuel stoves are also provided.
The bricks used are from the Government kilns, and freestone for founda-
tions, kerbing, ballasting, &c., comes from the Government quarry. All
the cottages have ample verandah accommodation. Most of them are
of the single-storey type, but experiments are now being made with
two-storey types. Generally speaking, the rooms are bright and airy,
and provided with every reasonable convenience. The allotments are
usually 40 feet by 133 feet. In the front they are separated from the
road and each other by unobtrusive wire fences, but the back yards
are usually surrounded by paling fences.

The roads are 66 feet wide, 16 feet on each side being reserved
for footpath and grass verge, the remaining 34 feet being reserved for
vehicle traffic. Street formation, kerbing, guttering, asphalting, and
the turfing of the side walks cost about £1 per foot frontage (each side).

It
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It is estimated that the rents of the cottages are from 15 per cent.
to 20 per cent. cheaper than those charged by private landlords in Sydney
for similar house accommodation, with less ground and less attractive
surroundings. This seems to be a conservative estimate. Cottages
being let for 18s. per week at the Dacey Garden Suburb could not, I
believe, be obtained in the better-class suburbs for less than 25s. per
week ; and if situated in congested areas would bring more. The rentals
are fixed so as, on the average, to give a gross return of nearly 7 per cent.
on the money expended. After deducting cost of insurance, taxes,

Dacey Garden Suburb, Sydney.

Dacey Garden Suburb, Sydney.

58301 139—F
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repairs, sinking fund, and management, it is calculated that the rentals
‘will give a net return of 4 per cent. on the capital value of the land and
buildings.

A comparison with garden suburbs in England suggests the
following remarks :—

1. The fact that all the roads are 66 feet wide, and that these roads
“are being formed for a width of 34 feet, is adding unnecessarily to
the cost of development and is really a waste of land. More
than a quarter of the total area of the estate 1s to be devoted
to roads,and itis the present intention to form the roads fully
as soon as houses are erected. I have elsewhere referred to the
great economies that are possible through a skilful use of
narrow roadways.

Dacey Garden Suburb, Sydney.

2. The suburb suffers from a certain monotonous regularity, and
the cottages themselves, though commendably s'mple in design
and free from fret-work ornamentation, are somewhat squat
In appearance.

The monotony is further increased by (@) the absence of grouping,
so effectively used in most of the garden suburbs elsewhere ; and (b) the
unvarying distance of each cottage from the road. Grouping has
also the advantage of economy in ground and in construction. The
two-storey type now being tried is evidently an attempt to economise,
and to break a monotonous sky-line ; but the joining together, in one
group, of a single-storey cottage and a two-storey dwelling, seems to
me to fail in both directions: 1t does not save much, or as much as

might be saved, and is somewhat incongruous in appearance.

Whatever its failures from the artistic and town-planning point
of view, there is no question that the Dacey Garden Suburb is a great
advance not only on the dwellings in our congested areas, but also on
most of our residential suburbs. It has shown clearly that even with
the present high cost of material and labour, it is possible to erect much
improved types of dwellings and to let them at comparatively low
rentals, and yet show a fair return on capital. New

|
|
|
o
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New Zealand Workers Dwellings.

The latest available reports show that on 31st March, 1912, the
number of houses erected by the Government under the Workers’
Dwellings Act, 1905, was 126, four of which were then unoccupied.
Fifty-nine were in course of erection under the terms of the 1910 Act,
and a considerable quantity of land had been set aside for future use.
The following tables (from the New Zealand Official Year-book, 1912),
show the average cost of the land and of the dwellings, including fencing,
drainage, water-supply, charge for administration and contingencies;
also the average gross weekly rental, including insurance and local rates.

Number of— { Average Cost of A\: erage
Locality, g ‘ \i’l;g]:?y
Dwellings. %&?Q}?ﬂgﬁ Allotment. | Dwelling. Rental.
=5 £
. 5 96 439 12s. 5d.
Ellerslie and Auckland { ‘ 3()) é “; 495 12; ég
: ey 5 100 435 | 12 3d.
Betone, Wellington ... 1 g i 953 441 1 15: 3d
boss : | 5 5 221 500 | 1Bs. 4d.
Wellington, City e 6 | ' 26 539 | 17s, bd.
5 7% : J s. 0d.
Sydenham and Addington { 1 Og i)‘ éO 12(6) : ’ H; 23
Christchurch ... 2 6 85 503 L 12sid
Windle, Dunedin 18 5 9l 407 iis el d
\

* In number of rooms are not included scullery, wash-house, and bath-room.

I have not inspected any of these dwellings. Judging by pictures,
the cottages are not very attractive. They do not approach the standard
set by the Dacey Garden Suburb, and by the majority of the garden
suburbs in HEngland. It is apparent, too, that where a number of
dwellings are clustered together, town-planning principles have not
recelved much attention.

CmaprTER V.

Municipal Heusing.

In a report so brief as this must be, it is obviously impossible to
give a full account of Municipal Housing. All that I can do is to indi-
cate the general direction taken by municipal activity and to estimate
its worth.

England.

A good deal of clearance and construction work was done in
London (by the Metropolitan Board of Works prior to 1889) and in
other cities, in virtue of the provisions of earlier Housing Acts, such as
the Artisan and Labcurers’ Dwellings Improvement Acts, 1875 to
1882, and the Artisans and Labourers’ Dwellings Acts, 1868 to 1882,
but I can do no more than refer to these operations. The practice of
the Metropolitan Board of Works, in dealing with large insanitary
areas, was to clear the land and then offer it for sale to artisan dwelling
trusts and companies. In no case did the Board erect any dwellings
themselves.

A good deal of the land acquired under the earlier schemes under-
taken by the Board was in this way sold to the Peabody Trustees, and
in two or three cases these trustees co-operated with the Board in carry-
ing out a scheme as provided for by the Acts. TIn the earlier cases the
Board, when disposing of working-class dwellings sites, inserted in the
conveyances covenants restricting the use of the land in perpetuity to
the provision of working-class dwellings; in other cases a similar re-
striction was for a period of years only. The Board, however, still
experienced considerable difficulty in disposing of these dwelling sites.

An
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An important point was that the Board, in acquiring the land,
comprised in an area dealt with under a scheme, were obliged to pay

what was practically the market or commercial value. But upon the

land being cleared and offered for sale, the Board could only obtain
what it was worth subject to the obligation to erect working-class dwell-
ings upon it. This, in most cases, was less than one-fifth the market or
commercial value.

The London County Council, which, in 1889, hecame the chief
Housing Authority in London, was faced with the same difficulty, which
was not materially lessened by the passing of the Housing of the
Working Classes Aect, 1890. Tt had to purchase insanitary areas at
market value, but it could not sell at more than the housing value. For
example, an area purchased from the Duke of Bedford for about
£118,000 had a housing value of only £18,000. The Metropolitan Board,
before it ceased operations, had spent £1,983,892 in connection with the
purchase of insanitary areas, but it could recoup itself only to the extent
of £377,114, and the rates were consequently saddled with a deficit of
£1,606,688.

The Council, on taking control, found it difficult to dispose of land
even for housing purposes, and decided, in view of its statutory obliga-
tions, to erect buildings itself. In 1893 it adopted the following Stand-
ing Order to govern the relation between cost of construction and the
income to be expected from the buildings :—

I'he rents to be charged for the dwellings erected in connection with any specified
housing scheme or area shall not exceed those ruling in the neighbourhood, and shall
be so fixed that after providing for all outgoings, interest, and sinking fund charges,
there shall be no charge on the County rates in respect of the dwellings on such area
or scheme, and all such dwellings shall be so designed that the cost of erection may not
exceed a sum which will enable the Couneil to carry out the foregoing conditions. The
interest and sinking fund charges shall be calculated upon the cost of erection, plus the
value of the site, subject to the obligation to build dwellings for the working-classes

-uapon it.

As already pointed out, this value was rarely more than one-fifth
of the purchase price or market value. Fven with this provision, some
of the dwellings erected by the Council have been unable to fulfil the
requirements of the Order, owing to the necessity of building on land
unsuitable for dwellings, and practically unsaleable for the purpose.

The
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The Council set out with the determination to build model dwell-
ings, and early in its history adopted standard building regulations for
its guidance. The principal features in the first regulations are the
following :—

(1) Staircases: central, and at least 4 feet wide, with a dado of
glazed or hand-pressed bricks.

(2) Baths and wash-house accommodation to be provided for every
block. ('losets to have windows opening directly to the open
air.

(3) Size of rooms: 144 square feet for living rooms, 96 square feet
for bedrooms.

(4) Height of rooms, not less than 9 feet.

(5) Kvery building, if practicable, to be distant from any obstruet-
ing building at least one and a half times the height of such
building.

(6) Height of block dwellings limited to four storeys.

Model Lodging House for Men—London County Couneil.

These standards have been modified from time to time. Build-
ings of five storevs may now bhe erected. The height of rooms was, in
1893, reduced to 8 feet 6 inches, and the width of staircases to 3 feet
6 inches. In various blocks (Senning Buildings, Boundary-street, for
example), sculleries were designed for the use of several tenements,
but a separate W.C. was provided for each tenement. Later, separate
sculleries were usually provided. Owing to the great demand for
dwellings and the necessity of economising, the present tendency is to
revert to the original standard in size of rooms, although attempts have
been made to attain a higher standard.

The London County Council (like most other town authorities in
Great Britain) has undertaken housing work under Part I, Part II,
and Part ITT of the Act of 1390.

Under Part 1 it has dealt with many large insanitary areas,
rearranging the streets and construeting block dwellings of an improved
type. In connection with most of these, open spaces, gardens and
asphalted courtyards are provided. Though a great improvement
on the old slums I cannot say that 1 was greatly impressed by the
internal arrangement of these tenement buildings. The rooms were
small, staircases and landings were not always clean; one was met on

every
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every landing with garbage-tins or coal-sacks; the entrance to many
separate tenements was through a narrow passage between the W.C.
and the scullery, the latter usually very small. The courtyards, some
of them quite large, were frequently dusty and strewn with scraps of
newspapers and more objectionable odds and ends. The fact that T
made early visits may account for this impression.  The caretakers
generally explained that T had come at the worst time. The better
block dwellings, such as those erected on the Millbank Histate, contain
probably only a small proportion of working-class families. The locality
1s a good one, and the provision of small but attractive gardens has
drawn to these dwellings many people whose means are restricted, but
who cannot be classed as working men.

Altogether, the London County Council block dwellings seem to
me inferior to many of the modern tenements of New York. In the
latter there are more conveniences; the public halls, staircases, and
passages are cleaner and brighter; electricity, gas, and central heating
are almost universal, and do away with the coal nuisance; garbage is
disposed of in a less objectionable way, usually by special lifts, and
sometimes by shoots, which latter, however, cannot easily be kept clean.
In Germany where, in large cities, the majority of working-men live in
block dwellings and tenements, nearly all witnesses agree that the
standard of cleanliness and order is higher than it is in similar dwellings
in Great Britain.

Norbury Estate, London County Council.

The London County Council has not confined its efforts to Part L
The Borough Councils in London are primarily responsible for dealing
with small insanitary areas under Part II, but the London County
Council can act in default. It has done a good deal under Part Lk
which empowers it to provide, either within or without the county,
accommodation for working-men, apart from any displacements that
have taken place. It has purchased a number of estates in various
suburbs, and up to the end of 1910 had erected 1,678 cottages, with
accommodation for 12,368 persons. This plan of suburban development
has proved financially the soundest of the T.ondon County Couneil
housing operations. The cost of land is vastly lower than that of the
land treated under Part I, and experience has shown that it is cheaper
per room to build multiple cottages than fire-proof tenement dwellings.
This plan also is better, because it provides an environment which is
not destructive of health or morals. It
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It should be stated that in acquiring and developing suburban
estates, the Council has disclaimed any desire to enter into competition
with private enterprise. Its aim has been to meet those wants which
were not supplied by other agencies. Statistics showed that private
enterprise was not supplying the three or four roomed cottages for
which there was a great demand; in other words, it was not meeting the
needs of those workmen who earned less than thirty shillings per week.
This want the Council endeavoured to satisfy. ““With this restricted
field of operation,”” the Council considered it unwise to involve itself in
land dealings, unless the demand for houses should make further exten-
sions absolutely necessary. Unused land would be a burden upon the
rates. I mention this as a point of view to be considered by those who,
like myself, favour a policy of land acquisition by cities.

LRI 15

London County Council, Block Dwellings.

The following table gives particulars of the housing operations
of the London County Council at the 31st March, 1909 :—
Council’s Dwellings.
The Council’s first block of buildings was opened in 1894.

On the 31st March, 1909, the following accommodation had been
provided :—

10,433 lettings, comprising —
6,442 tenements,
1,754 cottages and cottage flats,
1,845 cubicles,
392 shops, stables, work-shops, &e.

10,433 at 51 estates.

Analysis of accommodation provided :—
188 one-room lettings at 2s. 3d. to 6s. per week.
3,459 two-room lettings at 4s. 6d. to 9s. per week.
3,490 three-room lettings at 6s. to 11s. 6d. per week.
682 four-room lettings at 7s. to 13s. per week.
374 five-room lettings at 10s. to 13s. per week.
3 six-room lettings at 12s. 6d. to 14s. 6d. per week.
1,845 cubicles at 6d. per night and 7d. and 1s. per night,

Accommodation

o8
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Persons.
Accommodation at present provided for .. . 46,292
Buildings and cottages in course of erection are
estimated to accommodate i i 2 3,875
Buildings for which plans are in course of prepara-
tion are estimated to accommodate .. 1 14,340
(fiving total accommodation for . . i s 64,207
£
(apital expenditure to 31st March, 1909 .. .. 2,660,000
Hstimated further expenditure to complete works in
hand i 3 2 14 i Gl 500,000
Present gross rental, per annum .. e o 184,662
Fstimated rental when present work has been com-
pleted, per annum .. o i o % 230,000

London County Council, Block Dwellings.

Many of the larger cities in Great Britain have been active under
the various Parts of the Act of 1890. Operations under Part I have
everywhere been expensive. Mr. Nettlefold estimates that they have
cost, on the average, £77 15s. per person re-housed. The cost varied
from £40 19s. to £197 4s. Outside of London, perhaps, the most inter-
esting work of this class has been done in Liverpool. I give, as a good
mstance, a brief description of the reconstruction of the Hornby-street
area. 'The area contained 534 houses, 511 of which were considered
msanitary. ‘‘ The insanitary houses were of the back-to-back type, situ-
ated in narrow and ill-ventilated courts, each court containing from ten
to twelve houses.”” The total area was 27,600 square yards, and the
price paid was £56,000. Of the whole area 2,019 square yards was given
up for street widening; 3,200 square yards set apart for grass plots in
front of the dwellings; 1,633 square yards were devoted to a recreation
ground and shrubbery. On the remaining grounds, twenty-three blocks
were erected, containing 453 tenements, capable of accommodating 2,446
persons. Tenements varied from one to four rooms, but the majority
contained three and four rooms. The total expenditure was £136,786,
which gives an average of under £56 per person housed.

Much
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Much good work, probably of a more satisfactory character, has
been done under Part II. The policy of slum improvement, largely at
the owner’s expense, has cost the municipalities very little; and, where
carried out systematically and intelligently as in Birmingham, it has
resulted in the provision of cheap and thoroughly hygienic housing.
Every house has been made sanitary ; back-yards, with their outhouses,
rearranged; obstructive buildings removed; and openings made in
terraces, so as to let in air; walls replastered, ceilings repaired,
small slips of windows replaced by large bay windows.

Dwellings treated in this way can be made quite healthy. The
defect of the method is that it does not provide what the 1909 Act calls
‘“ amenity.”” The ¢‘ patched ”’ slums are still dreary in the extreme.
The old noisome dilapidation has disappeared, but the eye has nothing
to rest upon but macadam and grime-stained bricks. The only near
playground for the children is the street or the fenced court or yard,
none of which were very inviting in winter-time when I saw them. This
method, moreover, does not help in an area where the arrangement of
streets is hopelessly bad, nor is it useful in cases where, as frequently
happens, most of the properties are so old and dilapidated as to be
beyond repair.

London County Council.

Municipal housing work on the outskirts of the city means decen-
tralising, and the progressive improvement and cheapening of trans-
port; but it seems to be the policy of the future. If carried out on town-
planning lines, it will prevent the growth of slums, and gradually train

the whole population to a higher conception of living. The policy of

decentralisation does not mean that the City always or necessarily is
land owner, town-planner, architect, and builder. Some prefer to be
all these combined ; others, and T think wisely, are content to acquire and
subdivide estates, and then lease them or sell them to building societies
under stringent conditions as to number of dwellings per acre, and
character of buildings.

As T shall later have to describe typical garden suburbs, it will
be unnecessary to give particulars of municipal operations under Part
ITT of the 1890 Act. Nor is it necessary to deseribe in detail what other
towns have done. Their work under each part of the Act is of a very
similar character.

A word is perhaps necessary with regard to municipal lodging-
houses.. The ¢“ common *’ lodging-houses which abound in every large

58301 139G city
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<ity in the United Kingdom, are the resorts of the nearly destitute, of the
vagrant and work-shy. For 4d., 5d., or 6d. one of these may obtain a
bed in a large dormitory. He can also for a few pence secure the
materials for a meal which he cooks himself at the common stove, with
the common utensils. Some of these lodging-houses have their regular
habitués, others are used chiefly by travellers and vagrants. The

general opinion is that they are resorts of dead-beats and ‘¢ wasters.”’

Many of the cities have erected municipal lodging-houses, which
cater practically for the same classes, but give better accommodation.
The London County Council has three of these, with cubicles for 1,846
persons. The charge for accommodation is 6d. and 7d. a night for each
lodger, which includes the use of the dining, reading, and recreation
rooms, cooking utensils, crockery, lavatory, foot-washing room, wash-
house, &e. For a hot bath 1d. is charged, and a nominal charge is made
for the use of lockers in which the lodgers may store their personal
belongings. At each house there is a shop at which the lodgers can
obtain food, either cooked or uncooked, and facilities are provided for
lodgers to cook their own food if they so desire.

London County Council, Block Dwellings.

(flasgow has a municipal family home which contains 160 small
rooms, with dining-room, recreation-room, kitchen, and créche. It is
heated with hot water, and lighted by electricity. It is found a con-
venient refuge for widowers with children. The latter are looked after
by nurses without extra charge. In Manchester I looked over a
municipal lodging-house for women. It was of the same type as the
London County Council houses, and did not impress one as a cheerful
sort of place.

The Rowton houses in London (originated by Lord Rowton in
1892) are run on similar lines. The charge is 3s. 6d. per week, or 7d.
per night. They are stated to be paying a dividend of 5 per cent.

Germany.

In another chapter I shall refer to town-planning in German
cities. Here I wish to describe briefly the general condition of housing
in German towns, and the work done by councils in cities like Ulm.

As a general rule, workmen in German towns are housed in four
or five-storey flats without gardens, but fronting broad tree-planted
streets. Where land costs on the average from eight to ten times as

e much



-5l

much as it does in English towns, it is difficult to erect anything but
tall buildings. ¢ The result of the flat system is that houses are much
more expensive to erect, and that when land is ripe for building flats
it is worth much more than when it is only ripe for building cottages.
The dual result of this increased cost of building and land is that rents
are enormously higher in (Germany than they are in this country. As
a matter of custom, the people in these towns appear to prefer such
flats to cottages.”’*

The members of the Birmingham Committee also report:—
(1) That the houses of the poorer classes in Gterman towns are
inferior to those of corresponding classes in England;
(2) that there is a general absence of large playing fields;
(3) that, in spite of inferior housing conditions, the general clean-
liness of the German working people is conspicuously greater
than that of the English manufacturing population.

C.C.MILLBANK ESTATEY
: 5 1

London County Council, Bloeck of Dwellings and Gardens.

Yet there is everywhere a strong movement in the direction of
housing workmen on less expensive land, and many municipalities are
taking an active part in aiding the creation of garden suburbs. Perhaps
the most interesting experiments may be seen at Ulm, in Wiirtemburg,
a town of over 50,000 inhabitants. Ulm is a garrison town, surrounded
by a ring of fortifications. When it became necessary to extend this
ring, the old fortifications were sold to the town in 1902. The Council
then undertook the complete replanning of the town. New direct streets
were opened up, and boulevards were made along the old walls. Land
was set aside for special purposes:—

(1) The valley between Ulm and Soflingen was to be devoted to
all kinds of trades, small industries, and dwelling-houses for
the general population.

(2) The land on the north-east of Soflingen for work people and
peasants, with houses 17 feet apart.

(3) The hill on the south of Soflingen for ordinary family purposes,
with houses 23 feet apart.

(4) The hill in the west of Ulm for villas and better houses, 33 feet
apart.

(5) The ‘* Michelsberg,”” a hill north of Ulm, for richer people,
houses 47 feet apart.

(6) The woods to the east for recreation and sports. When

*T"»épjr?ﬁO General E;Eboééé Committee (Bi;ininghami)of the'de?utratizi \7151t1ng Germany and
Austria, 1910.



63

52

When the purchase of the fortress lands was under consideration,
it was apparent that the land lying beyond would acquire a building
value, and naturally rise in price. As the Municipality were undertak-
ing the purchase of the fortifications, and the expense of making new
streets, &e., it was considered very desirable that the town should secure
as much as possible of the increase of value, and with this object in view
the Municipality initiated a land-purchase policy, and from 1891
onwards have bought large areas of land amounting to 1,209 acres, at a
total price of £291,941; 409 acres have been sold for £342957, giving
a profit to date of £51,018. ™To-day the towns own more than three-
quarters of the land within its boundaries, and much land beyond this
limit, or a total of 4,940 acres.

“ Tramways connect the outer land with the city, water-power
supplies the electric current for tramways and private purposes. The
possession of such a large area enables the town to keep the price of
land within reasonable limits, and to sell it at a moderate rate for under-
takings of public benefit, such as factories, houses for workmen, &ec.
There is a condition that land sold by the town must be developed within
a specified number of years, and the town is entitled to redeem the land
at the price for which it was sold, plus 3 per cent. interest, if the pur-
chaser does not build upon it, or if he desires to transfer the land before
building.’’*

“ For workmen’s houses land is sold at a very low price, but
always with conditions which prevent abnormal profits being made in
selling the houses erected upon it.”” The town reserves the right to buy
back the land at the end of a hundred years at the price they received
for it

The Municipality has itself built a large number of houses, which
it has sold to working-men at cost price on easy terms—10 per cent.
down and the balance in twenty-two and a half years. But it does not
build for letting. Many other houses have been erected by companies
and societies under similar conditions.

In the working-men’s suburbs, care is taken not to throw money
away on needlessly expensive road formations. The main traffic arteries

are wide, but streets in residential areas are much narrower, yet broad

enough, with the garden plots in front of the houses, to ensure sufficient
light and air.

As the land policy adopted in Ulm is of great interest, both from
the point of view of housing and municipal taxation, I give here a state-
ment of it supplied by the Oberbiirgermeister in a letter to the Housing
Committee of Birmingham —

In reply to yours of last month, I beg to give you a short summary of the vital
points regarding the land-purchase policy and the question of housing the working
people. The Mayor, and with him the City Council—who consider the housing policy
a very important question, in as far as it brings with it an improvement of dwelling
and also of pecuniary and moral conditions—are convinced that this scheme can only
be carried out on a large scale and with the object of creating dwellings owned by the
oceupiers, if the town itself owns a large freehold property. The maintenance and the
systematical increase of this freehold is much to the advantage of the whole community,
and assists the solution of the housing problem in all sorts of ways.

Not only does the ownership of a big area of land enable the community to
provide parks, lakes, playgrounds, skating rinks, children’s and school gardens, gardens
to be rented by poorer people, &e., but it puts the Council also in a position (1) to
influence the style of buildings in social, hygienic, and technical respects; (2) to attract
industrial enterprises which are able to exist and extend; (3) to suppress unsound and
speculative companies; (4) to reduce the land and building speculation by moderating
the prices of building land; and (5) to secure for the community the increased value
of the land.

Of the whole territory called Ulm (the rayons of the outer forts have been
preserved), which is 1,126 acres, four-fifths belong to the town and its institutions. The
land bought during the last fifteen years by the town lies chiefly within the inner
fortification wall, partly outside it, but at a very short distance, therefore, within that
vegion in which the extension during the next ten years must take place. On

* Report of Birmingham Committee.
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On account of this, and on account of the whole land inside the inner wall being
town property, the town is in a position to govern and regulate the plans for the future
extension of the town. The population is 51,680, and the town owns 63% square yards
of land per head of the population. Having all this property, the City Council is in
a position to sell to manufacturers, building contractors—and especially for the purpose
of erecting houses which are to be owned by workmen—pieces of ground at moderate
prices, proportionately to the social and financial position of the buyer. The workmen’s
houses erected in the east and west on town territory suitable for one or several families
form now a quarter, in which the environment for healthy and cheap living are given
on the largest possible scale; and the conditions of the contract under which the
houses are built have provided all that which, in human opinion, will make the houses
last for one hundred years. The houses must be kept in suitable repair for this period;
the owner cannot draw any profit out of the increase of ground-value, for this goes to
the town, which has reserved the right to buy the land back again in every case. The
‘“land-purchase policy 7 enables the City Council, further, to shape the building
quarters and streets according to common public requirements, and in this way also
the development of the town.

The land-owning policy removes all obstacles of a private nature, thereby greatly
facilitating the attainment of the end the Council has in view. The prevention of
speculation in land sold by the City authorities is secured by a number of rules included
in the transfer contract. These have, up to the present experience, fulfilled their
purpose. Ome important rule is that the land must be built on within a specified
number of years, and no other kind of building may be erected on it than that men-
tioned in the contract. Another rule is, that under precisely stated conditions the town
has the right to buy the land back again. In these contracts the town has reserved for
itself a far-reaching influence over the outside appearance of the buildings. The town
is therefore able to arrange for the front elevation of houses that they want in each
street. It might be mentioned that the Council endeavours to preserve the medizval
appearance of the town. This is attained by the fact that in old quarters one may
build according to different rules than in new quarters, and, further, that in the case
of rebuilding one influences the owner to give the new an appearance in correspondence
to the surrounding old houses, and the municipal architects and builders assist the
owner with their best advice. Sometimes these endeavours have even been supported by
money grants out of the municipal purse, as the common interest in such-like old-
fashioned buildings was sufficiently great.

The “building policy ” regulates also the height and depth of old and new build-
ings as far as hygiene is concerned. A scale has lately been fixed regarding the height,
depth, and distance apart of buildings. Through this, healthier and more appropriate
housing accommodation is procured. These efforts, the creation of parks, playgrounds,
&e., the good drainage and the good sanitary arrangements, &c., have resulted in reducing
the death rate of the town to a very low percentage.

Experience has already assured us that the authorities are on the right road which
will ultimately lead to complete satisfaction of private as well as of public interests.

CmarTER V.

Housing by Industrial Companies.

Of housing experiments by industrial companies the more strik-
ing examples are Port Sunlight, Bournville, and New Earswick in
Kngland, and the Krupp settlements in Kssen, Germany. There are
others in Kurope and America, but on a smaller scale and less interest-
ing as experiments.

Port Sunlight.

Port Sunlight has been so often described and pictured that it
1s hardly necessary to go into many details. It is important as a pioneer
in housing of a kind unknown twenty-five years ago in England; but its
principal features and the aims of its founders can be explained in a
few paragraphs.

Messrs.
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Messrs. Lever Brothers, finding their works at Warrington
cramped for room, purchased an estate across the Mersey, and began
the removal of their factory in 1887. Whether the scheme of an indus-
trial village arose out of the necessities of the situation or was thought
of apart from this I do not know. The original estate contained 56
acres, but the area has been increased to 221 acres. The site was a
very unpromising one for a village settlement. Bromborough Pool, an
inlet of the Mersey, ¢‘ spread in various directions through the village,
filling the ravines with ooze and slime. . . . It was land suitable
for a dock, but it did not at first sight seem fitted for human settle-
ment.”’*

Twenty years of work, guided by men of large ideas, have trans-
formed this unpromising area into a smiling settlement—*¢ very green
and English in its aspect, and clean as the proverbial Duteh town,”’ a
place of flowers and trees and parks.

Cottage, Port Sunlight.

Port Sunlight.
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1. The site was carefully planned, so that full use could be made
of natural features. The dwellings are arranged round irregular blocks,
the interior of which is divided into garden allotments. Gardens occupy
about half the area of each block. The average number of houses per
acre is five.* The architects, in their anxiety to give variety of effect,
are planning blocks in the French, Belgian, Dutch, German, and Italian
styles. So generous a spirit of eclecticism is not likely to add to the
beauty of the village. Most of the cottages are built of brick, with
vellow, white, or grey roughcast. In others a red sandstone has been
used, generally with white rough-cast above. A striking feature is the
large amount of window space. Large bay and dormer windows are
found everywhere, so that there is no lack of light. KEven where the
architectural style is unmixed, there is none of the monotony which
detracts considerably from the success of the Dacey Garden Suburb.

2. The cottages are of two types internally—the kitchen and
parlour type. In the former the kitchen is also a living-room. All of
them have three bedrooms and a bathroom. In the parlour-house there
is a large living-room, a kitchen with scullery and pantry, four bed-
rooms, and a bathroom. Rooms are of good size; the smallest bed-
rooms are 12 feet by 9 feet—all are well lighted and ventilated. Kit-
chens are fitted with ranges, sometimes with gas stoves. These and
other rooms have ample cupboard accommodation.

3. One is rather disappointed to find that the beautifully kept parks
and front gardens owe nothing to the tenants. The experiment was
at first tried of handing over the gardens to the tenants, ‘“ but their
asthetic possibilities were not appreciated ; they were used as fowl runs,
and even as dust-bins; while the family washing was unblushingly
exposed on the palings.”’+ The firm, therefore, decided<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>