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COMMISSION. 

By His Excellency the Right Honourable FREDER.IC JOHN NAPIER, BARON CR:in.;ISFORD,. 

To 

Knight Grand Cross of the Most Distinguished Order of Saint lVIichael and Saint 
George, Governor of the State of New South 'Vales and its Dependencies, in the 
Common·wealth of Australia. 

PROFESSOR ROBERT FRANCIS IRVINE, )LA. , of the University of Sydn y, 

GREETING:-

KNOW YOU, that reposing great trust and confidence in your zeal, discretion, 
and integrity, I, FREDERIC JoHN NAl'IER, BARON CHEI.1viSFORD, as Governor of the State 
of New South '\Tales, with the advice of the Executive Council thereof, do, by these 
presents, authorise you, the said RoBERT FRANCTS lRVINE, to inquire into the question 
of the Housing of vVorkmen in Great Britain and the continents of Europe and America, 
and to recommend for adoption whatever measures you may consider might with 
advantage be introduced into the State of New South vVales. 
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Given under my hand and the Public Seal of the State, at Sydn~y, in New 
South Wales aforesaid, this twenty-second day of August, in the year 
of Our Lord one thousand nine hundred and twelve, and in the third 
year of the reign of His Majesty King George the Fifth. 

CHELMSFORD, 

Governor. 
By His Excellency's Command, 

JAS. S. :JicGO"rEN. 

Entered on Record by me, in REGISTER OF PATENTS, No. 30, page 302, this 
twenty-third day of August, one thousand nine hundred and twelve . 

For the Colonial Secretary and Register of Records, 

F. A. COGHLAN, 
Under Secretary. 
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A " Slum" in a business quarter, Sydney. 





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

REPOR'l,. 

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 it.s 
Dependencies, in the Commonwealth of Australia. 

MAY IT 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 European 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. I have had to cont·ent 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 Council, 
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 M urphy, 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 naturP-; their inclusion will certainly 
add much to its interest and value. 

58301 139-A CHAPTER 
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CHAPTER I. 

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 fan1ily 
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 if 
not actually constructive, at least not destructive, of either 
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 (l) 

the principal legislation having housing improvement for its object, and 
(2) what has been accomplished in various countries in the way of 
improved housing. 

Old Wooden Cottages in one of the worst Suburbs in Sydney. 

In what follows, while I 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 housing is 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 a buses from which modern communities 
suffer are so interlaced that the attempt to deal with each separately 
is 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 

.~, .._rry \\ 
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A Back-¥ard 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 r.omfort. The 
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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 pro pert· 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. 

CHAPTER II. 

Housing Conditions To-day: Causes and Effects. 

(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 Industr~al Revolution at least half of the 
people of England were rural; at the present moment less than a quarter 
are occupied 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 jive 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 a void the evils that inevitably followed from their enforced 
mode of life-the undermining o£ 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 
of decay. Their association in factories and congested living areas enabled 
them to realise a new community of interest. which has been the parent of 
many frujtful movements. Concentration in citjes 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 dwelling~, 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 

1 ~ 
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The result of the evolution I have been outlining was that, in the 
beginnjng 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. Each succeeding generation started 
wjth 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 all-owed to lapse."*, 

Dilapidated Wooden Cottages in Sydney "Slum." 

(b) Housing conditions to-day. 

During . the last two decades housing reformers have been exce.ed­
ingly active; and, considering the opposjtion 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 in almost every country in the world. The~e is harq.ly 
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 rnore ra tionallines. There 

•.:· Dew.mup: The Housin~ 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 is difficult from its very diversity. It is different 
for each city and for each country. Con1monly it takes the · form of a 
house-famine, as in some parts of Great Britain, and in New South vVales 
to-day; a famine which puts up rents until they absorb up to ·one-third 

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 fami:r:e 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 anxie_ty 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 conditj ons are :-
( l ) The easy spread of contagious disease in buildings (particularly 

ten~ments ) where there are common halls and toilet con­
veniences . 

(2) In part icular , liability t o tuberculosis in buildings so constructed 
that air and sunlight do not have free access to the rooms. 

5 :301 139- B (3) 
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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
ience." * 

( 4) Disintegration of character, due tu 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 
is," 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 gent:ral 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 I 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 
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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, 
said " 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 enumeratea as "unsatis­
factory," or "very bad." 

(2) That "in over a quarter there were not enough housm. 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. I t 
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, two lodgers, 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 Penyda.rren, where 

there 
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there is accommodation for one family only, -vvas occupied by a husband, wife, and 
five children, another husba11d, \vife, 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 rlur·ing 1910. 

" A friend of mine, \Vho 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-collectm'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 I should like to refer to a practice which is corn­
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. vVhatever the price or qnality of the goods the 
tenant mnst bt1y. If not it is 'ont you gr) .' There have actually been cases in 
which shopkeepers who deal in perishable provision·· have been known to take 
the goods which were unsold on Saturday night round to their tenantR and compel 
them to buy. 

"In one street in Aberavon houses that were rented ten years ago at lOs. 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 whicl1 two young married couples 
· slept in the same room, one of the youno· 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 natura] to women is a luxury which must be abandoned when a 
house famine prevails. Once the decline in cleanliness and decency begins it steadily 
increases in momentum, until girls who would have been dean 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 , ' th8 people simply have nowhere to 
go to; they cannot be turned out on the road.' 

" The medical officer for Rhymney, in his report for HHO, gives a list of back-to­
back and cellar dwellings which he inspected in that year. He says:-' We found 
several dwellings, espeeially 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 inevitablyreacts 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 t enements 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. 



"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 lb. 
lighter than were the latter. Children growing up under such conditions 
cannot become robust in health aD:.d strong in 1nind 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 some of the 
inevitable evils of such surro,undings 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 
condiT,~ons." 

Children's "Play-ground" in ' ' Slums" of Sydney. 

Other influences tendjng 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 V\T elsh mining districts. 
They arenotonlyprimary causes of drunkenness, gambling, sexual excesses, 
starting from a very early age, but they produce a permanent lowering 
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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." 

(c) 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 
is unnecessary and irrelevant. The answer to this objection is that, 
even if 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 into 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 keep 
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 
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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 hecome 
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. 
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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 affiicted 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, it 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. vVhatever 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 is 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. Each 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 
1\1osman 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 hous1ng 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, W oolloomooloo, 
&c., are greatly overhoused. One block in Redfern, con1pris1ng 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 ex]sting 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 
ahyays clean, are better than small, dark, and unventilated rooms. 

Our 
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Our worst residential areas (Redfern, Surry Hills, Woolloomooloo, 
vVaterloo, &c.) have all very similar characteristics . The land is usually 
divided into very small allotments; frontages of 12 feE;t 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 E;ncumbered 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. Betwt;E;n the yards of two rows 
0f 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 . Evidence 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 dilapidated 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 a butted 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 extremelynarrow-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 tw_o small rooms and a kitchen is lOs. 
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," described 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 lranes o.f 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. 



30 

19 

I 

Looking down on typical back-yard in one of Sydney's "slums." 

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. vVould 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, :nade 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 conce:Dt. 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
tj onalist. It is of course true that both adults and young people need 
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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 fu1nish 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 J oseph 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 0nly is there much defective housing but there is in Sydney 
at present a great deal of overcrowding. Particularly is thjs 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 lOs. 
to l5s. 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 t!ve children (ages 
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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, W oolloomooloo, &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 ! But they 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 
" Eucalyptus 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. 
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"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, a part from the Government's 
operations under the recently passed Housing Act, and the erection of 
a terrace of tenements by the Harbour Trust, ljttle or nothing is being 
done. The Municipality of Sydney by resuming certain areas and 
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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 it is very probable that the tenements now being erected in the 
Chippendale area will be a failure from the point of view of workmen. 
Other 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 occup]ed by the 
mining population. At Cobar the dwellings are little better th2,n the 
"gunyahs" 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 townG. 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, vVagga, 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. 

CHAPTER Ill. 

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 a bout 
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 pro'ceeded, 
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 hou~ing legislation was tentative and experimental. 
Whillst 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 as to be 
a nuisance or injurious to health." Under this Act the Justices could 
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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 for+n in various amendments, and is now incorporated 
in the Public Health Act, 1875, which, with its various amendments, is 
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 
it 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 requir,ed 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) G~tter or ra~n-water pipes defective. 
( 4) Rooms insufficiently lighted or ventilated. 

The Public Health Act alBo deals with common lodging-houses 
and houses let as lodgings. The former are defined as " houses that 
receive all corners 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 
~f 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 
"if 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.'' 
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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 

(a) 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. 

(c) 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 carry out 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 
~ay themselv:-es ~ndertake the work of rebuilding, hq.t the wording of the 
Act anticipated that tliis course would be exceptionaJ. 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 I 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 o_f 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 penahse 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 representation~ 
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. 

If 
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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 r~nt. 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."* Th~t 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 realised 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 fac-~ _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 Ill 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 thP 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 :-
(a) The erection of dwellings, lodging-houses, block dwellings, 

or cottages. 
(b) The purchase· and improvement or reconstruction of existing 

lodging-houses, dwellings, or cottages. 
(c) 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) Selling the 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 Hou<;ing. 
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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. 
(a) For an enhanced value by being used for illegal purposes 

or overcrowding. 
(b) . For the bad state of repair in which the premises are found. 
(c) For the property not being reasonably capable of bejng 

made fit for habitation. 
In cases of disagreement the Local Government Board appojnts an 
arbitrator, whose decision is final. 

Under Part I the Local Authority is 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 Councjls may borrow from the County 

Cduncil 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 II 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 conven,ience 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 :-

l. 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. 

4. 
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4. The preservation of objects of historical interest or natural beauty. 
5. Power of entry and inspection. 
6. Power to remove, alter, or demolish any obstructive work. 
7. 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. Existing by-laws, rigorously 
enforced, had placed heavy initial burdens on local authorities and 
societies 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. 

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 g1ve 
here only a digest of ip.formation collected . from various books and 
reports. The information I 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 authorit ies. 
Legislation has been the joint product of the best brains in the country. 
Evidence of this co-operation is visible in all social legislation. T~us, 

In 

40 



41 

30 

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. 

l. In Germany, as in England, the Local Authority is made the 
instrument of social reform. The State provides t.he legislation, but 
it casts the responsibility of execution on Town Councils and organised 
rural commu~ities; and this legislation is sufficiently elastic to permit 
a great variety of experiments. But t.he 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 
classeE/ 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 is 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 Rhould 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 vvill 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 German legislGtion 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, &c., in Hessian Ministry. 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 t.heir own 
building officers to advise as to subdivision and building schemes. The 
City in modern Germany ranks itself as the rival and opponent of 
speculators 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 1nake 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 s0cieties, 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 receiv:e 
definite expression in State building laws. Among provisions occurring· 
in various laws may be mentioned the following:-

(a) In block dwelljngs an adequate supply of sunshine must be 
securea for every rOOin occupied. 

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

(c) 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. 

(j) The building laws, whilst dealing mainly with height, stability 
of structure, safety 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 ' 
respect of the buildings to be erected thereon. 7. 
,. Horsfall: Iml)rovement of the Dwellings and Surroundings of the people. The Example of Germany. 
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7. Under the ;Hessian laws there is 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 in 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 a:q. expert in legal proceedings taken ag~inst 
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. 

(c) 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 econon1y or efficiency, which latter includes the use of the best 
equipment, the best organisation, and the continual improvement of 
both. I do not propo'se 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 
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accomplished by many municipalities in Europe 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 inspection 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 oceupied." The principal " articles " of the 
law relate to:-

1. Protection from fire. 
2. Light and sanitation. 
3. Sanitary provisions. 
4. Requirements and remedies. 
f5. 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, ( l) that no 
tenement house erected after the passing of the law shall occupy nwre 
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 
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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
Inent, 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, 
&c. 

( 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 years 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 lv .... ew South Wales. 

Until quite recently the only Act relating to Housing in New 
South ~Tales 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 closino- order, (c) demolition o_f such dwelling if, after a closing 
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order has been made, it has not been rendered fit for hab1tat10n. 

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 
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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 'Vales, 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 subm_it 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 rearrap.ge 
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:-

(a) Interest at 4 per cent. on capital value of land and buildings. 

(b) Cost of insurance, rates, taxes, repairs, and maintenance. 

(c) Proportionate part of expense of management. 

(d) Sinking fund in respect of capital cost of building. 
The 
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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 horn~ 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- . 

(a) 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 managerr_ent of land 
and buildings. 

(c) 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, jts 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 e!lCOuragement 
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 Zeoland. 

The New Zealand Workers' Dwellings Act, 1910, makes "provis~ov 
for sett;rg apart Crown land, or acqujring private land, and for the erection 
of dwelljngs for workers thereon." A worker is one whose earnings do 
not exceed £175 per annum. Dwellings may be djsposed 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-5 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 co~prise the 
approval of applications for dwellings, and the disposal of dwelhngs. 

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

CHAPTER IV. 



CHAPTER 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. , Municipalities. 
3. , 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 the'nselves 
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 cre2,tion of model suburbs on 
the outskirts of cities. In England I met marry housing reformers who 
were opposed. to State action, except by way of control through legislation, 
but who nevertheless admitted that in some circumstances i·t 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 giving every assistance to legitimate private enterprise. 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 a 
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 31st 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 ls. 7d. per cent. The 
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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 
is generally much below the economic rent. 

The cost of the cottages varies from £176 to £211. These su-ns 
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 m.eagre 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; "but in a minority of cases-possibly one-third, 
we were told, the tenants do not make such full use of the plots as if 
more instruction 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 said, wages have 
increased 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 
it 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 7 6 acres are reserved for roads, 31 i acres 
for parks, 7t 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 
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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 :-

'J1 I No. I Lype. Built. 

A 
B 
c 

D 
E 

20 
18 

3 
3 

11 
12 

Ac.:commodation. 

Four room~, kitchen, &c. . . . 
Two bedrooms, living-rooms and kitchen combined 
Three large rooms, kitchen, &c. (cottage) .. . 

, , , (house) .. . 
Three rooms, kitch en, &c. . .. 

" 
,, a nd waBh-hou se combined ... 

Rental. 

17s., 18s. 
14!3 . 6d. 
18s. 6d. 

21 s. 
l6s. 
16"3. 

*Includes kerbing and gntte ring, asphalting foo tpaths, turfing·, sewerage conn ection, &c. 

Dacey Garden Suburb, Sydney. 

Cost . 

£ 
595 
505 
640 
640 
500 
525 

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 m~de 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. 

DaC~'Y Garden Suburb, Sydney. 

58301 139-F 

52 



53 

42 

repairs, sinking fund, and management, it is calculated that the renta]s 
.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 is to be devoted 
to roads, and it is 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 cot tages themselves, though commendably s:mple in design 
~nd free from fret~work ornamentation, are somewhat squat 
1n appearance. 

The monotony is further increased by (a) 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 cottag~ and a two-storey dwelling, seems to 
me -to fail in both directions: it does not save much, or as much as 
might be saved, and is somewhat incongruous in appearance. 

\Vhatever its failures fron1 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 ea pi tal. New 



New Zealand Worke:-s' Dwellings. 
The latest available reports show that on 31st March, 1912, the 

number of houses erected by the Government under the vVorkers' 
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. 

Nu.r;nber of- Average Cost of Average 

Locality. 

I 

Oross 

I Rooms per 
Weekly 

Dwellings. Dwelling.* Allotment. Dwelling. Rental. 

I £ £ 

Ellerslie and Auckland j 5 -1-

I 

96 43~ 12s. 5d. 
! 30 5 114: 425 12s. 6d. 

Betone, Wellington ... f 26 I) 

I 
100 -±35 12s. 3d. 

l 3 4 253 44:4- 15s. 3d. 

Wellington, City { 5 5 j· 221 500 15s. 4d. ... 4 G :2;)6 539 17s. 5d. 

Sydenbam and Addington f 6 -t 72 ±30 11s. Od. 
t 23 5 BO 456 . lls. 8d. 

Christchurch ... ... ... 2 6 85 503 12s. 7d. 
Windle, Dunedin .. . ... 18 5 91 -W7 

I 
lls. ld. 

* 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 England. It is apparent, too, that where a number of 
dwellings are cluostered together, town-planning prjnciples have not 
received much attention. 

CHAPTER V. 

Municipal Iiousing. 
In a report so brief as this n1ust 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. 
1\ good deal of clearance and construction work was done in 

London (by the lYietropolitan Board of \iV orks prior to 1889) and in 
other cities, in virtue of the provisions of earlier 1-Iousing Acts, such as 
the .Axtisan and Labourers' Dwellings Improvement Acts, 1875 to 
188:2, 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 l\!I:etropohtan Board of ~~ orks, in dealing with J arge insanitary 
areas, was to c]ear the land and then offer it for sale to artisan dwelling 
trusts and c01npanies. In no case did the Board erect any dwellings 
themselves. 

A good deal of the ] and acquired under the earlier schen1es under­
taken by the Board was in this way sold to the Peabody Tru tees, and 
in two or three cases these trustees co-operated with the Board in carry­
ing out a schen1e as provided for by the Acts. In the earlier cases the 
Board, when disposing of working-clas$ 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, . till 
experienced considerable difficulty in disposing of these dwelling sites. 

An 
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An irnportant point was that the Board, in acqmnng the land, 
comprised in an area dealt with under a scheme, were obhged to pay 
what was practically the 1narket or con1rnercial value. But upon the 
land being cleared and offered for sal e, the Board could only obtain 
what it was worth subject to the obligation to er ect working-class dwell­
ings upon it. This, in most cases, was less than one-fifth the rnarket or 
comn1ercial value. 

The London County Council, which, in 1889, becan1e the chief 
Housing Authority in London, was faced with the sarne diffi culty, which 
was not n1aterially lessened by the passing of the Housing of the 
\iV or king Classes Act, 1890. It had to purchase insanitnry areas at 
n1arket value, but it could not sell at 1nore than the bousing value. For 
ei an1ple, an area purchased frorn the Duke of Bedford for about 
£118,000 had a housing value of onl~~ £18,000. rrhe 1fetropolitan Board, 
before it ceased operation s, had spent £1 ,9 8 :3 ,89~ in connection with the 
purchase of insanitary areas, but it could r ecoup itse lf onl~r to the extent 
of £377,11--l:, and the rates wer e conse(]uently saddl ed with a deficit of 
£1 ,606,G88. 

London County CounciL 

r:l~]Je ( 'ounciJ, on taking control, found it difficult to di~pose of land 
even for l10using purposes, a11d decided, in Yiew of its statntol')T obEga­
tiont:;, to er·ect buildings itseJf. In J 89:1 it adopted the following Stand­
ing Order to goYern the relation between cost of construction and the 
income to be expected frmn the buildings:-

'J']w H'lJt:-: to be ch<nged Jor the dwelling:-: en·cted in connection with any speci.fied 
hou~ing scheme or area &hall n ot exceed tlw:::c rulii1g· i11 the neighbourhood, and shall 
be so £...,'\:ed that after proYiding for all ontgoiug.', iuterest. and sinking fund charges, 
there shall be no charge on the Count~- rate i11 l'C~l cct of the dwelling::; on uch area 
or scheme, and all such dwellings :-:ball be so designed that the eo t of erection may not 
exceed a um 1vhich IYill enable the Council to carry out the foregoing <·onditions. The 
intere~>t and . inking flmd charges shall be calcu]ated upon the cost of erection, plus the 
value of the site, ubject to the obligation to bn ild dwellings for the working-classes 

· upon it. 

A:-: already pointed out, tLi:-; value was rarely more than one-fifth 
of the purchase price or 1narket Yalue. Even with this pro·vision, son1e 
of the dwellings erected b~r the Council have been unable to fulfil the 
requiren1ents of the Order, owing to the necessity of buil cling on land 
unsuitable for dwellings, and practically unsaleable foJ· the purpose. 

The 
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The Council set out with the detennination to build n1odel dwell­
ings, and early in its history adopted standard building regulations for 
its guidance. The principal features in the :first r egulations 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. Closets to have windows opening directly to the open 
au. 

(3) Size of rooms : 144 square feet fo1· living rooms, 96 square feet 
for bedrooms. 

( 4) Hejght of roon1s, not less than 9 feet. 
( 5) Every building, i f pTacticable, to be distant from any obstruct­

ing building at ]east one and a half tin1es the height of such 
building·. 

(6) Height of block d\vel]jngs lin1ited to four storeys. 

Model Lodging House for Men-London County Council. 

~Phese standards have been nwdified fr01n time to tin1e. Build­
ings of :five storeys may no\\ be erected. The height of ro01ns \Yas, in 
1893, reduced to 8 feet 6 inches, and the width of staircases to :-3 feet 
6 inches. In various blocks (Sonning Buildings, Boundar~--street, for 
example), sculleries were deHigned for the u Ae of sevm·al tenements, 
but a separate W.C. was provided for each tenen1ent. Later, separate 
sculleries were usually provided. Owjng to the great den1and for 
dwellings and the necessity of econon1isjng, the present tendency is to 
revert to the original standard in size of roon1s, although atte1npts have 
been n1ade to attajn a hjgher standard. 

The London County Council (like nwst other town authorities in 
Great Britain) has unde1·taken housing wo1·k under Part I, Part II, 
and Part III of the Act of 1890. 

Under Part I jt haf-' dealt with many large insanitary areas, 
rearranging the streets and constructing block dwellings of an improved 
type. In connection with 1nost of these, open spaces, gardens and 
asphalted courtyards are provided. Though a great improvement 
on the old slums I cannot say that I was greatly impressed by the 
internal arrange1nent 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-tjns or coal-sacks; the entrance to n1any 
separate tenements was through a narrow passage between the \llf.C. 
and the scullery, the latter usually very s1nall. The courtyards, some 
of them quite large, were frequently dusty and strewn with scraps of 
newspapers and n1ore objectionable odds and ends. The fact that I 
made early visits 1nay account for this in1pression. The caretakers 
generally explained that I had co1ne at the worst ti111e. The better 
block dwellings, such as those erected on the JYiillbnnk E state, contain 
probably only a sn1all proportion of working-class fmnilies. The locality 
is a good one, and the provisjon of sn1aH but attractive gardens has 
drawn to these dwellings n1any people whose n1eans are restricted, but 
who cannot be classed as working 1nen. 

Altogether, the London County Councj] block dwellings semn to 
me inferior to many of the 1nodern tenen1ents of New Y orlc In the 
latter there are Inore conveniences; the public halls, staircases, and 
passages are cleaner and brighter; electricjty, gas, and central heating 
are ahnost universal, and do away with the coal nuisance; garbage is 
disposed of in a less objectionable way, usually by special lifts, and 
someti1nes by shoots, which latter, however, cannot easily be kept clean. 
In Gennany where, in large cities, the majority of working-n1en live in 
block dwellings and tenmnents, nearly an witnesses agree that the 
standard of cleanliness and order is higher than it is in sin1ilar dwelJings 
in Great Britain. 

Norbury Estate, London County Council. 

'rhe London County Council has not confined its efforts to Part I. 
The Borough Councils in London are prin1arily responsible for dealing 
with small insanitary areas under Part II, but the London County 
Council can act in default. It has clone a good deal under Part III, 
which en1powers it to provide, eithe·r within or without the county, 
accmnnwdation for working-n1en, apart from any displacen1ents 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 
accomn10dation for 12,368 persons. This plan of suburban development 
has proved financially the soundest of the London County Council 
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 romn to build n1ultiple 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 d8veloping suburban 
estates, the Council has disclaimed any desire to ente1· into con1petition 
with private enteqn-ise. Its ain1 has been to 1neet those wants which 
were not supp lied by other agencies. Statistics showed that private 
enterpri. e was not supplying the three OT four roon1ed cottages for 
which there \Y::tH a great dmnand; in other words, it was not 1neeting the 
needs of those \YOrkn1en who eaxned less than thirty shillings per week. 
Thi . · want the Council endeavoured to satisfy. "\iVith this restricted 
fie]d of operation," the Council consic18J·ed it unwise to involve itself in 
land dealings, nEJ ess the demand for honses should 1nake further exten­
sions absolute!~, necef:lsal·)'. 1;nused land would be a burden upon the 
rates. I n1enti on this as a point of view to be considered by those who, 
like 1n~, self, favou1· a polir.', of land ncquisition by cities. 

London County Council, Block Dwellingc;. 

The following table gives particulars of the housing operation 
of the London County Council at the 31st J\1arch, 1909:-

Council's Dwellings . 
The Council's first block of buildings was opened in 189±. 
On the 31st March, 1909, the following accon1modation had been 

provided:-
10,433 lettings, comprising -

6,442 tenen1ents, 
1,754 cottages and cottage fiats, 
1,845 cubicles, 

392 shops, stables, work-shops, &c. 

10,433 at 51 estates. 

Analysis of accon11nodation provided:-
188 one-roo1n Jettings at :2s. 3d. to 6s. per week. 

3,±59 two-romn lettings at Js. Gd. to 9s. per week. 
3,±90 three-roon1 ] ettings at Gs. to 11s. Gd. per week. 

682 four-roon1 lettings at 7s. to 13s. per week. 
37 4 five- roon1 lettings at 10s. to 13s. per week. 

3 six-room lettings at 12s. 6d. to 14s. 6d. per week. 
1,845 cubicles at Gd. per night and 7 d. and 1s. per night. 

Accommodation 
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Accon1modabon at present provided for 
Buildings aud cottages in course of erection are 

estj1uated to acconunodate 
Buildings fo1· whjch plans are in course of prepara­

tion are estjmated to accomm_odate 

Giving total accon1n1odation for .. 

Capjtal expenditure to 31st ~{arch, 1909 
Estin1ated further expenditure to complete works in 

hand 

Present gross rental, per annum 
Estjn1ated rentaJ when present work has been con1-

pleted, per annum .. 

London County Council, Block Dwellings. 

Persons. 

46,292 

3,575 

14,340 

64,207 

£ 
2,660,000 

500,000 

184,662 

:230,000 

J\Iany of the la1·ger 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. N ettlefold e"'timates 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 
instance, a brief description of the reconstruction of the Hornby-street 
area. The area contained 534 houses, 511 of which were considered 
insanitary. '' 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 squar~ 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 !or 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. Tenen1ents 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, ha& 
been done under Part II. The policy of slum improve1nent, largely at 
the owner's expense, has cost the 1nunicipalities 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 tbeir outhouses, 
rearranged; obstructive buildings rmnoved; and openings n1ade 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 1nethod is that it does not provide what the 1909 Act calls 
" amenity." The " patched " slun1s are still dreary in the extreme. 
The old nois01ne dilapidation has disappeared, but the eye has nothing­
to rest upon but macadmn and grin1e-stained bricks. The only near 
playground for the children is the street or the fenced court or ynrd, 
none of which were very inviting in winter-tin1e when I saw the1n. ~PhiR 
method, 1noreover, does not help in an area where the arrangement of 
streets is hopelessly bad, nor is it useful in cases where, as frequently 
happens, 1nost of the properties are so old and dilapidated as to l>e 
beyond repair. 

London County Council. 

Municipal housing work on the outskirts of the city means decen­
tralising, and the progressive improven1ent and cheapening of trans­
port; but it see1ns 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 n1ean that the City always or necessarily is 
]and owner, town-planner, architect, and builder. Some prefer to be 
all these combined; others, and I think wisely, are content to acquire and 
subdivide estates, and then lease the1n or seH then1 to building societies 
under stringent conclit]ons as to nu1nber of dwellings per acre, and 
character of buildings. 

As I shall later have to describe typical garden suburbs, it will 
be unnecessary to give particulars of 1nunicipal operations under Part 
Ill of the 1890 Act. Nor is it necessary to describe 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 1nunicipal lodging­
houses. · The '' comn1on '' lodging-houses which abound in every la ge 

58301 139-G city 
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-city in the United J{ingdom, are the resorts of the nearly destitute, of the 
·vagrant and work-shy. ]..,or 4d., 5d., or 6d. one of these may obtain a 
bed in a large dormitory. I-Ie can also for a few pence secure the 
:materials for a meal which he cooks hi1nself at the common stove, with 
the com1non utensils. Son1e of these lodging-houses have their regular 
habitues, 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 n1unicipal lodging-houses, which 
cater practically for the same classes, but give better accommodation. 
The London County Council has three of these, with cubicles for 1,8-46 
persons. The charge for acco1nn1odation is 6d. and 7 d. a night for each 
lodger, which includes the use of the dining, reading, and recreation 
rooms, cooking utensils, crockery, lavatory, foot-washing roon1, wash­
house, &c. For a hot bath 1d. is charged, and a n01ninal charge is made 
for the use of lockers in which the lodgers n1ay 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, Blo;}k Dwellings. 

Glasgow has a municipal fan1ily home which contains 160 small 
rooms, with dining-room, recreation-room, kitchen, and creche. 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 Tule, worlnnen in German towns are housed in four 
or :five-storey fiat s without gardens, but fronting broad tree-planted 
streets. Where land costs on the average from eight to ten times as 

. i" much 
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much as it does in English towns, it is difficult to erect anything but 
tall buildings. '' The result of the fiat systmn is that houses are much 
more expensive to erect, and that when land is ripe for building fiats 
it is worth much 1nore 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 n1atter of custom, the people in these towns appear to prefer such 
flats to cottages., ,,:, 

The members of the Birn1ingham Committee also report :-
(1) That the houses of the poorer classes in German towns ar~ 

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. 

London County Council, Block of Dwellings and Gardens. 

Yet there is everywhere a strong 1novmnent in the direction of 
housing worlnnen on less expensive land, and many municipalities are 
taking an active part in aiding the creation of garden suburbs. Perhaps 
the most interesting experi1nents 1nay be seen at Uln1, in Wiirtemburg, 
a town of over 50,000 inhabitants. Uln1 is a garrison town, surrounded 
by a ring of fortifications. \iVhen it became nece.ssary to extend this 
ring, the old fortifications were sold to the town in 1902. The Council 
then undertook the co1nplete replanning of the town. New direct streets. 
were opened up, and boulevards were n1ade along the old walls. Land 
was set aside for special purposes:-

(1) The valley between Uhn and Sofiingen 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 Sofiingen for work people and 
peasants, with houses 17 feet apart. 

( 3) The hill on the south of Sofiingen for ordinary f<:unily purposesr 
with houses 23 feet apart. 

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

( 5) The '' Michelsberg,'' a hill north of Ulm, for richer peopler 
houses 47 feet apart. 

( 6) The woods to the east for recreation and sports. When 
*Report to General Purposes Committee (Birmingham) of the deputation visiting Germany ancl Austria, 1910. 

62 



63 

52 

When the purchase of the fortres s lands was under consideration, 
it was apparent that the land ]ying 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 
~treets, &c., it was considered very desirable that the town hould secure 
:~, s n1uch as possible of the increase of value, and with this object in view 
the ~1unicipality initiated a land-purchase policy, and from J 891 
onwards have bought ]arge areas of land amounting to 1,209 acres, ::1t a 
total price of £:291,941; 4-09 acres have been sold for £342,957, giving 
a profit to date of £51,018. rro-day the towns own n1ore than three­
quarters of the ]and within its boundaries, and n1uch land beyond this 
lin1it, or a total of 4,9-!0 acres. 

'' Tran1ways connect the outer ]and 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 Jin1its, and to sell it at a n1oderate rate for under­
takings of public benefit, such as factories, houses for worlm1en, &c. 
There is a condition that ]and sold by the town must be developed within 
a specified number of years, and the town is entitled to redeem the ]and 
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 worlnnen' 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 nun1ber of houses, which 
it has sold to working-1nen 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 sin1ilar conditions. 

In the working-men's suburbs, care is taken not to throw money 
away on needlessly expensive road forn1ations. 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 UJm is of great interest, both from 
the point of view of housing and 1nunicipal taxation, I give here a state­
ment of it suppJied by the Oberbiirgern1eister in a letter to the Housing 
Committee of Birminghmn :--

In 1·eply to yours of last month, I beg to give you a short summa:ry of the vital 
points regarding the land-purchase policy and the question of h ousing the working 
people. The Mayor, and with him the City Council-who consider the hou sing 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 
occupiers, if tbe town it elf owns a large freebold property. The maintenance and the 
syst ematical increase of this freehold is much to the advantage of the wbole community, 
and a sist the solution of the housing problem in all sorts· of ways. 

Not only does the owner ship of a ·big area of land enable the community to 
provide parks, lakes, playgrounds, skating rinks, children's and school gardens, gardens 
to be r en!ted by poorer people, &c., but it puts the Co1.mcil also in a position (1) to 
influence the style of buildings in social, hygieni c, and technical respects ; (2) to attract 
industrial enterprises which are able to exist and extend; (3) to suppress unsound and 
·speculative companies ; ( 4) t o r educe the land and building speculation by moderating 
the prices of building land; and (5) to secure for the community tb increased value 
of the land. 

Of the whole t erritory called Ulm (the r ayons of the outer fort have been 
preserved), which is 1,126 acres, four-£fths belong to the town and it institutions. The 
land bought during tbe last fifteen year s by the town lies chiefly within the inner 
fortification wall, partly out ide it, but at a very short di stance, therefore, within that 
1ef!,ion in which the extension during the n ext ten years must take place. On 

* R eport of Birmingham Committee. 
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On account of thi ·, and on account of the whole l and 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 631- square yards 
of land per head of the population. Having all this property, the City Council i in 
a position to sell to manufacturers, building contractors-amd especially for the purpose 
of erecting houses which are to he owned by workmen-pieces of ground at moderate 
prices, proportionately to the social and financial position of the buyer. The workmen's 
house er ected in the east and west on town t erritory suita·ble for one or several families 
form now a quarter, in which the environment for healthy and cheap living are given 
on the largest possible s:cale; and the conditions of the contr act under which the 
houses are built have provided all that which, in human opinion, will make the houses 
l a ~t for one hundred years. The houses must he kept in suitruble repair for this period; 
the owner cannot draw any profit out of the increase of ground-value, ~or this goes to 
the town, which has reserved the right to buy the land back again in every case. The 
u land-purch ase policy" enables the City Council, further, to shape the building 
quarters and treets according to common public requirement s, and in this ·way also 
tbe development of the town. 

The land-owning policy removes all obstades 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. One 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 anange for the front elevation of houses that they want in each 
treet. It might be mentioned that the Council endeavours to preserve the medireval 

appeaTance of the town. This is attained hy the fact that in old quarters one may 
build according to different rules than in new qu arters, 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 "ibuilding policy" regulates also the height and depth of old and new build­
ings as far as hygien e is concerned. A cale has lately been fixed regarding the height, 
depth, and di tance ap,art of buildings. Through this, healthier and more appropriate 
housing accommodation is procu red. These efforts, the creation of park , playgrounds, 
&c., the good drainage and the good sanitary arrangements, &c., have resulted in reducing 
the death rate of the town t o a very low percentage. 

E xperience has already a sured us that the authorities are on the right road which 
will ultimately lead to complete ~atisfaction of private as ·well as of public interests. 

CHAPTER VI. 

Housing by Industrial Companies .. 
Of housing experiments by industrial con1panies the 1nore strik;­

jng examples are Port Sunlight, Bournville, and New Earswick in 
England, and the l{rupp settlements in Essen, Germany. There are 
others in Europe and America, but on a smaller scale and less interest-· 
1ng as experiments. 

Port Sunlight. 
Port Sunlight has been so often described and pictured that it 

j s hardly necessary to go into many details. It is i1nportant 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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JYiessrs. Lever Brothers, finding their works at \f\T arrington 
cran1ped for room, purchased an estate across the Mersey, and began 
the re1noval 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 settle1nent. Bromborough Pool, an 
inlet of the JYiersey, '' 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 semn :fitted for hun1an settle­
ment."* 

Twenty years of work, guided by men of large ideas, have trans­
fornled this unpromising area into a e1niling settlement-'' very green 
and English in its aspect, and clean as the proverbial Dutch 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 
Df natural features. The dweJlings are arranged round irregul ar blocks, 
the interior of which is divided into garden a ll ohnents. Gardens occupy 
.about half the area of each block. The average nun1ber of houses pet 
.acre is five .* The architects, in their anxiety to give variety of effect, 
.are planning bJocks in the French, Be lgian, Dutch, Gern1an, and Italian 
styles. So generous a spirit of ecJecticisn1 is not likely to add to the 
beauty of the vill age. :Most of the cottages are built of brick, with 
yeJ low, white, or grey roughcast. In others a red sandstone has been 
used, generally with white rough-cast above. A striking feature is the 
large mnount of window space. Large bay and donner windows are 
found everywhere, so that there is no lack of light. Even where the 
.architectural s(yle i s unn1ixed, there is none of the 1nonotony which 
detracts considerably fron1 the success of the Dacey Garden Suburb. 

2. The cottages are of two types internally-the kitchen and 
parlour type. In the forn1er the kitchen is also a living-roon1. All of 
them have three bedroon1s and a bathroom. In the parlour-house there 
is a large living-room, a kitchen with culJery and pantry, four bed­
rooms, and a bathro01n. Rooms are of good size; the smallest bed­
rooms are 12 feet by 9 feet-all are well Jighted and ventilc1ted. ICit­
chens are :fitted with ranges, someti1nes with gas stoves. These and 
other ro01ns 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 experi1nent was 
at :first tried of handing over the gardens to the tenants, " but their 
.<:t>sthetic possibilities were not appreciated; they were u sed as fowl runs, 
and even a. dust-bins; while the family washing was unblushingly 
exposed on the palings.' 't The :firm, therefore, decided to take over the 
maintenance of the front gardens, and keep a staff of skilled gardeners 
for the purpose. The village gains in ordered beauty by this generosity, 
but one cannot help feeling that these tri1n gardens are a delusion. In 
most of the co-partnership vilJages the gardens are cared for by the, 
inhabitants then1selves; even if they are not so trimly kept, they 
represent a higher comn1unity life than that which prevails at Port 
Sunlight. J\.fy in1pression is that the philanthropy of the scheme is 
carried to excess, and that the :firm does too n1uch for its workmen, 
who take n1any things as a 1natter of course which ought to be left to 
their own industry. Ahnost everything at Port Sunlight bears the 
impress of benevolent autocracy. 

The allotment gardens, which are let to tenants on a commercial 
basis, are cultivated with much success by the 250 odd tenants, who 
are energetic enough to work after factory hours. It is said that many 
.of them earn as much as 2s. a week by vegetable growing. Some add 
poultry and bee-keeping to horticulture. A Horticultural Society, 
·ControHed by the employees then1selves, hold yearly flower and vegetable 
shows. Children, it is interesting to note, take part in these display~ 
with exhibits of flowers and vegetables grown on their own allotments. 

4. The village is well supplied with institutions : several churches, 
schools, technical institutes, auditorium for theatrical entertainments, 
concerts, and balls, an inn, which at first was conducted as a temperance 
house, but, in 1903, was licensed to sell beer and spirituous liquqr; a 
library and 1nuseum, and a hospital. In addition to these public institu­
tions and the facilities thev offer for instruction and amusement there - ' .are a large number of societies formed by the employees themselves. 

5. There has been much discussion as to whether Port Sunlight 
is a business or a philanthropic undertaking. It is admitted that Lever 
Brothers do not get an economic rent for the cottages in which their 

employees 
*The tendency in Garden Ruburbs of to-day is to exceed this numbflt'- The main reason for this increase is that 

·workmen cannot properly cult ivate larg-e garden areas. t George : Labour and Housing at Port Sunlight. 
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mnployees live; nor do they get any return for their expenditure on 
gardens, parks, and the n1any public institutions they have supplied. 
It is claimed, however, that the scheme is really on a comn1ercial basis. 
The village is an example of prosperity-sharing, the only kind of profit­
sharing which, it is held, has stood the double test of experience and 
criticis1n. J\._t Port Sunlight a percentage of business profits is set aside 
for keeping up the village and its institutions. This part of the profit is 
spent for the general advantage of the whole con1munity, but in ways 
which the individual employee does not control. At the end of the year 
he has no cash bonus which he may spend as he pleases. I-Iis share of 
profits co1nes to hi1n in the forn1 of increased comfort, health, and 
the enjoyment of 1nany things which would be beyond the reach of a 
solitary worker, even if he got a few pounds in cash at the end of the 
year. There can be no question that the people of Port Sunlight do 
have solid advantages over factory hands who get the s::u11e standard 
wages and have to live as best they can in the old slun1 buildings. Year 
after year, too, statistics prove that, in general heaJth and physical 

Groups of Cottages, Port Sunlight. 
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condition, both the children and the adults of Port Sunlight are far 
ahead of workers living under city conditions. Not ]ess important are 
the effects of the educational facilities of the village. As a rule, the 
second generation is better equipped physically and mentally than the 
:first. Instead of the progressive deterioration so com1non in other 
industrial centres, there is here a progressive in1proven1ent of type. 

Notwithstanding its many adn1irable features and its wholly 
beneficial influence as an experiment in rational housing, I cannot help 
thinking that the principles on which the :finn wol'lzs are in son1e respects 
faulty . It seems harsh to call it a benevolent despotisn1, but 
that is what it rea1ly is: a despotisn1 which, for England, pays good 
wages, and, in addition, hands over to the workers, in kind, a regular 
proportion of profits. It has established almost ideal factory and 
housing conditions; it has surrounded factory and dwellings with 
beautiful parks and gardens, which it keeps in order at its own expense. 
It has spent over half a million on the village, and this does not include 
1nany gifts which are not brought to account at all. Yet it fails, in 
so far as it does fail, just because it is a paternal despotis1n, because 
the all-pervading spirit of the firm prevents the rise of that heaJthy 
democratic pride and self-reliance so noticeable in co-partnership 
enterprises. The fact that the finn has to keep the front gardens of 
the tenants in order shows this. Without sacrificing the prjnciple of 
prosperity-sharing, it should be possible to Inodjfy excessive paternalis1n 
by the establishment of institutions like the Village Council, endowed 
with considerable powers of self-govern1nent. 

Bournville. 

The Village of Bournville, 4 
miles from the City of Bjrmingham, 
owes its existence to Mr. George 
Cadbury, round whose cocoa works 
the village is built. The objects of 
the founder were to alleviate "the 
evils which exist from the insanjtary 
and insufficient accommodation sup­
plied to large numbers of the working­
classes, and to secure to workers A Corner, Bournville. 

in factories son1e of the advantages of outdoor vilJage life, with oppor­
tunities for the natural and healthful occupation of cultivating the soil.'' 

Boys' and Girls' Gardening Classes, 
Bournville. 

58301 139-H 
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The birth of the village dates fron1 1895. In 1900 the property was 
transferred to a trust, :Mr. Cadbury having relinquished all private 
interest in·it, but the trust deed lays down, in broad and generous spirit, 
the principles which the founder desired to be followed. Since the 
formation of the trust, 1vfr. Cadbury has given additional land and 
capital. The present area of the estate is 606 acres; and there are 
now upwards of 900 houses and shops. 

As· 1nost of these 1nodel villages have a fan1ily likeness, I shall 
content 1nyself with a brief statement of the features of Bournville 
which appears to be 1nost important. 

1. The whole schmne was well considered, and the best advice 
taken in regard to the ]ay-out of the land and the type of dwelling to 
be erected. Overcrowding of people in the cottages and overcrowding 
of cottages to the acre were provided against. Every dwelling was to 
have a good-sized garden, and was to occupy not more than one-fourth 
of the allohnent. One-tenth of the total area was reserved for parks 
and recreation grounds. 

Pair of Cottages, Bournville. 
From Huvey, "The Model Village." 

2. Owing to the stringency of local by-laws, it was necessary to 
1nake all the roads wide-42 feet wide, with front gardens 20 feet deep. 
This led to heavy expenditure on development, and a corresponding 
increase in rent. " The interest on this extravagant expenditure has to 
be paid by the tenants, and by thi s means large numbers of respectable 
working-men are deprived of the benefits which Mr. Cadbury has been 
at such pains to provide the1n with. ' ' 'X< 

3. It was Mr. Cadbury's first intention to " sell the sites and 
cottages outright, and so create a class of small freeholders." Owing, 
however, to the difficulty of ''insuring that the property thus sold would 
be administered by the new owners in harmony with the motives and 
wishes which inspired the vendor,'' this plan was abandoned. The 
sites and houses were then sold on leases for 999 years, and on these 
terms about 140 cottages were sold. This arrangement, however, was 
soon discontinued, and land is now let for building purposes on ninety­
nine years leases. 

4. 
* N ettlefold : Practical Housing, p. 81. 
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4. In erecting houses, the group system has been used to a large 
extent. There are single cottages, but for the most part the dwellings 
are arranged in groups of two, three, or four. This arrangement 
resuJts in considerable economy, and in no way detracts from the 
appearance of the buildings, or of a TOW of buildings, in a st reet. One 
of the principal aims of the architects has been to avoid meaningless 
display, unnecessary projections, and complication of roof design. 
vVater-closets and out-houses generally are brought under the main 
roof, so as to interfere as little as possible with the proper use and 
enjoyment of the back gardens. 

Cabinet Bath. 

Corner Treatment, Bournville. 

The internal arrangen1ent of the rooms shows considerable 
ingenuity. For instance, in one of the cheaper types we have a kitchen 
8 ft . x 12 ft. 6 in., which contains a cabinet-bath and boiler, with patent 
steam exhaust. The cabinet-bath is one that can be raised on hinges 
at one end and put away in its cupboard when not in use. Its situation 
in the kitchen has the advantage that, in winter time, the temperature 
j s comfortably warm; but, on the whole, the arrange1nent is not 
satisfactory. 

'' Another patent bath used in Bournville in cottages of larger 
sjze, but not sufficiently large to adn1it of a bathroom, is ' Corne's 
combined scullery-bath-range and boiler.' The patent utilises to the 
fullest extent the heat of the kitchen so that, in additi(.'ll to the economy 

Bournville. 
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()f space, there is a further economy of fuel to the householder. The 
heating and cooking range forms a great part of the division between 
the kitchen and the scullery-bathroom, the flue being coursed over the 
head of the bath. In the centre of the range is the grate, with an oven 
on one side and on the other a 1:2-gallon boiler, in which water is kept 
hot for domestic purposes. Boiling water can be obtained by raking 
down live fuel into a small secondary grate under the boiler through 
a small hole 1nade for the purpose. The scullery-bathroom, 
which contains about 36 superficial feet, is :fitted with a full-sized 
enamelled bath, supplied with hot water through a pipe fron1 the range 
boiler, and with cold water fr01n the cistern, or through a shower-bath 
sprinkler fixed overhead.''* 

Bournville. 

Son1e of the large Jiving-roon1s are provided with inglenooks, 
which give them a cosy and comfortable appearance. J\tfany of the 
dwellings have porches, halls, bay windows; but whatever conveniences 
and comforts they have, there is no waste of space. The majority have 
two sitting-rooms, a kitchen or scullery, and three bedrooms. Others 
have a large living-room instead of two small ones, and a few have 
only two bedrooms. The rentals vary from 4s. 6d. per week to 8s. 
per week. 

5. Special importance is attached to the gardens. An average 
plot contains about 500 square yards. This is laid out and prepared by 
the estate gardeners before the house is occupied; but the tenant is 
responsible for the proper maintenance. The estate gardener and his 
staff give any instruction that is required, and classes in gardening are 
held for men and boys. 

Each 'Of the Bournville gardens are provided with eight apple 
and pear trees, twelve gooseberry bushes, one Victoria plum, and six 
creepers for the house. 

That these gardens form a valuable asset to the tenant is evident 
from the fact that the net yield of produce averages 2s. a week; this 
gives a return of nearly £60 an acre per annum. It has been calculated 
that the yield of the land under these conditions is more than six times 
what it was when the land was farmed in the ordinary way. 

6. 
W. A. Harvey: The Model Village, Bnumville. 
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6. The co1n1nunity has its Village Council, elected by the tenants, 
which has done much to increase. interest in gardening by means of 
competition, regular inspection of gardens, and flower shows; and by the 
co-operative purchase of plants, gardening tools, &c. Everything is 
done to foster an interesting community life; and, as in most of the 
garden suburbs, full provision is made for sports and recreation. 

7. Bournville is not a philanthropic experiment pure and simple. 
JYir. Cadbury intended that it should be conducted on'' sound commercial 
principles,'' and so furnish a valuable object-lesson in housing. The 
rentals are fixed so as to give a gross return of 61j:2 per cent., and a net 
return of 4 per cent. on cost of construction and site. 

8. The village was not intended solely for the factory hands 
employed by Mr. Cadbury. Nearly 60 per cent. of the tenants do not 
work in Bournville. 

Group of Cottages, Bournville. 
From Harvey, "The Model Villag-e. " 

New Earswick, York. 

New Earswick, founded in 1904 by JYfr. Joseph Rowntree, is in 
some respects a more valuable contribution to the solution of the 
Housing problem than either Port Sunlight or Bournville. It con1prises 
an area of 120 acres, about a mile distant from the cocoa works of 
11essrs. Rowntree & Co., Limited. 

The estate was ]aid out by Messrs. Barry Parker and Raymond 
Unwin, the latter, one of the greatest authorities on town-planning. In 
order to bring the dwellings erected within the means of ordinary 
working people rigid econmny was necessary, more especially as an 
expensive sewerage systen1 had to be constructed. This necessity is 
responsible for some of the distinguishing characteristics of Earswick. 

1. vVith the exception of Station-avenue, the roads are compara­
tively narrow; 16 or 18 feet of formed road, with grass verges 6 feet 
wide between the road and the footpaths. The distance between the 
houses is 50 feet. The grass verges are planted with trees, so that in 
spring and summer the roads are like the traditional country lanes. 
But the important point js that much money has been saved on the road 
system. 
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2. Cottages are usually grouped, as at Bournville. All of them 
have:-

(1) Floors covered with red tiles in the living-room and scullery. 
Red tiles also serve as a skirting in these rooms. 

( 2) Open fire-grates, with a good oven suitable for baking bread, 
and a boiler for a constant supply of hot water. 

(3) Cupboard accmnmodation and three or four drawers in a recess 
by the fireplace. 

( 4) Cupboards upstairs, either on the landing or in one of the 
bedrooms. 

( 5) Picture rails in all the roon1s. 

(6) A larder, with both floor and window ventilation, fitted with 
wooden shelves, and a stone slab on which meat, butter, and 
milk can be stored. 

(7) A copper, fitted with a steam exhaus,t, which prevents the 
steam from penetrating into the rooms on washjng-days. 

3. I give from the Handbook published by the Trust-Earswick, . 
like Bournville, is 1nanaged by a Trust-particulars of several types of 
cottages :-

PLAN I. 

These houses are built in groups of four. There is a through living-room, with 
a b:1;v-window at one end, and a casement window and the front door at the other. The 
larder opens out of the living-room. Upstairs there are three bedrooms, with a fireplace 
in each. There is also a capacious cupboard on the landing, which serves as a family 
wardrobe, and contains a large shelf for hou e-linen. 

Group of Four Houses, New Earswick, York. 

Accommodation:-

Living-room-20ft. 6 in. by 11ft. 6 in. by 8ft. high. 

Scullery, containing bath, &c.-9 ft. by 8 H. 

Three bedrooms-(1) 12 ft. by 11 ft. 6 jn., (2) 11 ft. 6 in. by 8 ft., (3) 11 ft. 6 in. 
by 8 ft. All 8 ft. high. 

Larder, coal-house, and W.O. 

The rent is 4s. 9d. per week. Rates, including water, 1s. 1 1j2d. per week. 

These 
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These houses cost £265 16s. 5d. each to build, made up as follows :-
Building cost, including gardens £206 4 0 
Land (houses bu ilt twelve to the acre) 10 0 0 
Share of sewerage and roads .. 28 0 0 
Architect, clerk of works, and overhead expenses 21 12 5 

£265 16 5 

BEDROOM L 
11'6" X 8 ' 0" - 0 'f- r" il a. 

l'i ~ --I ll 
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-- ' ·, l I . ,' ~L 
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11 
.L ~ I . .l , 

BEDROOM BEDROOM! 

12'0" X 11'6" 11'6x8 ' ~ 

~ ~ ~ 
Plan I.- Cottages, New Earswick. 

PLAN II. 

This grou p of seven houses is brokenLy a large archway in the middle. The sizes 
of the rooms in the different house vary somewhat; the living-rooms in the two end 
ones are larger than those in the others, as they are built over the archway. In all the 
houses there are three bedrooms, each with a fireplace. 

Accommodation :-
Living-room-17 ft . by 12 ft. by 8ft. high. 
Scullery-11 ft . by 8 ft ., with bath, &c., and a hot and co1d water supply. 

Group of Seven Houses, New Earswick, York. 
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Three bedrooms-(1) 12 ft . by 12ft., (2) 13 ft . G in. by 11 ft . G in ., (3) 12 ft . 
6 in. by 8 f t . All 8 ft . hi gh. 

L arder, coal-hou e, and W. O. 

NoTE.- The above dimensions ar e those of the r ooms in the ma jority of the 
houses, but n ot in all, as st at ed above. 

The rent is 6s. per week. R at es, including water, 1s. Hd. per week. 

The houses cost £322 1s. 5d. each t o build, made up as follows :-
Building cost, including gardens £257 6 9 

Land (houses built twelve t o the acre) 10 0 0 

Share of sewerage and roads 2 0 0 
Architect, clerk of works, anJ overhead expenses 26 14 8 

Total .. £322 1 5 

Plan 11.- Group of Seven Houses, New Earswick. 

4. The. garden allo±ments- 350 square yards-are .well cultivated, 
and probably add quite an apprecjable amount to the tenant's weekly 
income. 

5. The comn1unity has a vil1age council, and its life is organised 
much in the same way as Bournville. 

(d) K rupp Steel }Vorks, E ssen, Germ(tny. 

A few notes about the housing work of the Krupp Co1npany, at 
E ssen, may be of interest. The company's establislnnent, as is well 
known, is the largest steel factory in Gennany, and the largest gun 
factory in the worJd. It employs more than 50,000 1nen. So far back 
as the sixties the firm began to take an interest · in hou~sing; · the works 
having developed so rapidJy that the en1ployees found difficulty in 
getting suitable accon11nodation. Successive ' ' colonies '' of cheap 
hygienic dwel]ings were formed frmn tin1e to tin1e, and now the 'con1pany 
provides housing for -1:6,000 people. 

Courtyard, Essen. 

5 301 139-I 
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Essen: 

Altenhof, Essen. 

Street in Altenhof, Essen. 
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The older settlen1ents, as 1night be expected, show little advance 
on the ordinary working-house dwellings of the period. nd:ost of them 
are of the '' flat '' type, occupied by several families. With the coming 
of garden city ideas, marked improvements in dwellings and environment 
began to be made. New settlen1ents are planned on wholly different 
lines, with plenty of open spaces. :11ore attention is paid to architectural 
appearance, to cheerfulness of outlook, and there is a nearer approach 
to the separate-cottage system. But the prevailing type of building is 
the flat. Most of the detached '' cottages '' of the '' JYiargarethenhof '' 
and " Altenhof " settlen1ents accmnn1odate several families-two, 
three, or four. The number of roo1ns for each fan1ily varies from 
three to six. Verandahs and balconies are provided in 1nany of the 
cottages; and n1ost have a garden. It is noteworthy that pigs are 
allowed to be kept where there is sufficient garden accmnrnodation. In 

Cottages, Essen. 

the Em cher-Lippe Colony, one-fan1ily houses with gardens are more 
co1nmon. J\!Iost of the dwellings have four roon1s. In the '' flat '' 
dwellings, there is a common entrance and staircase, but each set of 
a1nntments is otherwise self-contained. Several f~nnilie s have one 
] a undry in con1n1on. The modern blocks are usually grouped round 
flower-planted squares and playgrounds. 

The firn1 has also provided lodging-houses for single men. 
These are large buildings of several storeys. In the older types; four 
to seven beds are placed in each room; but the later ones have large 
dormitories divided up into cubicles after the manner of the English 
model lodging-houses. Reading-room, waiting-room, sitting-romn for 
smokers and non-s1nokers, circulating library, billiard-table, baths, and 
lavatories are also provided. 

Considerable attention is given to the intellectual and social life 
of the workers. An association, which has 3,200 members, arranges 
for concerts, theatre evenings, recitals, sociable evenings, lectures, and 
classes on various subjects. 

There is a system of sick, accident, and old-age insurance (in 
addition to the Imperial systmn) both for workn1en and officers. The 
firm spends annually 250,000 1narks on insurance. 

Every " colony " has a Inarket-pJace, beer-hall, a co-operative 
store, music-pavilion, and bath-house. 

The co-operative n1oven1ent, started originally by Friedrich 
Krupp in 1868, has been very successful. One of the associations has 
its own stores, bakeries, n1ill, butcher and tailor shops, shoe stores, &c., 
and is quite independent of assistance from the firm. 

7 
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Ground Plan of one of the Krupp Colonies, Essen. 

CHAPTER VII, 
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CHAPTER VII. 

Housing by Associations. 

In thif::> chapter I wish to describe two notable exmnples of housing 
can·ied out hy associations or companies working with the definite object 
of showing that an iinproved systen1 can be made to pay. The exan1ples 
selected are- (a) Han1pstead Garden Suburbs, and ( lJ) :b'orest I-!ills 
Ga1·dens, Long Island, New York. 

(a) Hampstead Gurden Subru rlJ. 
This suhurb owes its existence large ly to the unb1·ing efforts of 

~Irs. Barnett, of To:Tnbee Hall, assisted by 1nan:T influential persons 
whose s.nnpathy she was able to enlist. The site, forn1erly belonging to 
the trustees of Eton Co-ll ege, was purchased in 1907. It consisted of 
beautifully undu1at1ng pasture land, with n1any fine old trees. The trust 
or company rejected the principle of segregation of classes, and ai1ned at 
creating a varied social li fe. 'rhe general objects were well set out b:T the 
late lion. Alfred Lytte1ton :-

\Ve " ·ish in the fir::;t place to haYc pretty and ·wholesome d"·ellings, \Yith gardens 
and 01)en S1)aces at hand. 

\Ve wish in the next place to baYe t:n orderly aurl well-designed plan of the 
e tate, so that each hou::-:e may be placed with a reg;arcl to every otl1er house. 

vV c wish to make the life of tbe Hampstead Su bnrb a life in which men shall 
have an mHlerstanding of each other, in which the poor shall teach the rich, <.md in 
which the rich, let us hopr. hall help the l)OOr to help themselvc . 

~Ph e trust secured legi slation enabling tben1 to deal with the ]and 
in a special manner. They bave, in particular, powers in regard to laying 
out streets nnd roads, which have enabled then1 to econmnise greatly in 
<1evelopinent. 

rrhe la:Ting out of the estate was entrusted to J\£ess1·s. Barry Parker 
and Raymond Unwin, wbo, in consultation with :Nir. Lutyens, were a]so 
responsible for the principal architectural features of the suburb. Mr. 
Lutyens made the design for the whole of the fine buildings in the 
Central-square, which if-; placed on a con1n1anding plateau, and is really 
what its na1ne implies-the chief centre of interest in the suburb. 

The road and street system is picturesquely irregular, to suit the 
contour of the ground and to avoid the excav::1tion that a n1ore rectilinear 
]ay-out would have necessitated. The Act of ParJian1ent referred to 
above allowed carriage-drives not exceeding 20 feet, provided that 
the ]ength should not exceed 500 feet, and that the distance apart of the 

houses 
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houses should not be less than 50 feet. '' Such drives have been exten­
sively used in developing the estate, and n1any different groupings of the 
houses have been rendered possible by their use, which would have been 
i1npracticable without. These very sn1all roads are usually constructed 
very much like the drive to a gentlmnan's house, the actual width vary­
ing from 12 to 16 feet, according to circu1nstances, the full 20 feet being 
set apart fron1 this for the roadway, but the remaining portion left as a 
grass 1nargin. Suitable turning places have to be provided, and n1any 
different arrangmnents of these roads will be seen-planned to increase 
considerably the nun1ber of houses cmnmanding the outlook, and at the 
same time to provide quiet sites for the dwe]Jings away fron1 the dust 
and noise of the highway.''* 

Inspection of the plan will show that care has been taken to n1ake 
the architecture at the intersection of roads as interesting as possible. 
No difficulty was found in bringing about co-operation between the 
]essees of corner blocks so as to secure good architectural features 
facing the different approaches. I do not recall any street in 1-Ian1p­
stead, whether straight or curved, which gave a 1nonotonous sky-line 
or ended in a blank. The care exercised in preserving old trees adds to 
th e general picturesqueness and beauty. The grouping of houses also, 
<:1nd the fact that ome of the1n are set further back than others, givn 
still greater variety. It may be thought that attention to details of this 
kind is unnecessary and costly. It is neither the one nor the other. 
Good architectural design costs usua]]y less than bad design, for the 
bad designer is at pains to cover up his failures by unnecessary and 
costly ornan1ent. So with street-planning. Han1pstead ]ay-out, whilst 
infinitely n1ore interesting and beautiful, was really n1ore econon1ical 
than that of adjoining suburbs, which followed the checker-board systmn. 

Willifield Way, Hampstead Garden Suburb. 

I need hardly say that the an1plest provision has been 1nade for 
parks and garden spaces. The necessity of these is the first article in 
the creed of the town-planner and social reformer. They mean health 
and cheerfulness, and have manifold good reactions upon the character 
of children and adults. 

The trust disposes of the land to co-partnership and other 
societies and to private. persons on ninety-nine years' leases, on condi­
tions which will ensure conformity with the general aims of the founders. 
The following provisions are inserted in every lease :-

That the lessee shall lay-out an open space to be reserved for the 
con1mon use and enjoyn1ent of the tenants of the houses erected 
by him. The 

·* Raymond Unwin :- To?Vn Planning at Hamp.stead in" Garden Cities and Town Planning. " 
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The lessee is not restricted to a certain sun1 per house, but the total 
amount spent on the erection of the houses which he covenants 
to build is apportioned an1ongst the different houses to the 
satisfaction of the lessor's surveyor. 

The lessee has to submit a full description or specification of the 
materials to be used by him, and the lessor has power to con­
demn any materials. 

The houses 1nay be detached, sen1i-detached, or in terraces, if ap­
proved by lessors. 

The lessee is to protect and maintain all existing trees and hedge­
rows, and is not to cut down any tree or hedge without written 
perm1ss1on. 

The lessee may elect how 1nany houses he wjll have included in any 
one lease. 

The lessee is not to permit any building to be occupied by such a 
number of persons as shall reduce the air space available for 
each individual over 10 years of age below 500 cubic feet, or for 
each child under that age below 250 cubic feet. 

Term of lease ninety-nine years, with a proviso for extension. 

Linnell Close, "Georgian" Houses, Hampsteai Garden Suburb. 

Hampstead Garden Suburb. 

< 8 
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'J1ern1 of lease ninety-nine years, and Jessees on expiration of 
original leases to have option of renewal for a further term of 
ninety-nine years. The annual ground rent to be reserved on 
any such extended lease to be deemed equivalent to the annual 
sum at which, on the occasion of the granting of such extended 
]ease, the surface of the land might be expected to Jet on a 
]ease similar to the original lease, or any extended ]ease (save 
as to rent), and for purposes si1nilar to those for which the 
de1nised land may be used under the original lease or any 
extended ]ease clear of the buildings situate on the land, or 
any improvements made by the lessee since the granting of the 
original lease or any extended lease. 

As mentioned above, the aim of the trust was to encourage social 
variety. About a third of the area is let to the Hampstead Tenants' 
Society, which has built a large number of working-class houses. rrhese 
are referred to in another chapter. But there are 1nany large residences 
with extensive grounds. Situation, surroundings, and the scheme of 
development all combine to make Hampstead a very attractive place of 
residence for all classes. 

There is no question of the commercial success of the under­
taking. The trust now pays a dividend of 5 per cent., and the various 
building and co-partnership societies find the tern1s suitable for their 
purpose. 

(b) Fo'rest Hills Gardens, Long Island, New York. 
rrhe Forest Hills Gardens, so far as I an1 aware, is the only 

example in America of a site systematically treated along the lines of 
modern methods . of · to .. wn-planni:ug. 1-\.:lthough the suburb is not 
designed for working-men, but rather for people of moderate 1neans, I 
believe it has features which warrant a description in this Report. 
1!-,irst, because it is an admirable example of what the town-planner can 
do, and secondly, because out of the experiments undertaken in connec­
tion with it, may come the cheaper 1nethods of construction suitable to 
the needs and pocket of the working-n1an. 

Before describing the suburb, a word is necessary to explain the 
origin and airns of the Rns~ell Sage Foundation. It was incorporated 
in 1907. " The endowment consists of the su1n of 10,000,000 dollars 
donated by 11rs. Russell Sage.'' The purpose nf the foundation, as 
stated in the Charter, is '' the i1nprovement of social and living con­
(iitions in the United Sta.te of America .. '' rl,he Charter further, provides 
that " it shall be within the purpose of the said corporation to use 
any means which from time to time shall seem expedient to its members 
or trustees, including research, publication, education, the establishment 
and maintenance of charitable and benevolent activities agencies and 
institutions, and the aid: of any such' activities, agencies, or institutions 
already established. '' 

Of all the great foundations due to the liberality of wealthy 
people in the States, I know of few that are performing nwre valuable 
functions than the Sage Foundation. Some of the researches carried 
out by its highly competent investigators-notably the '' Pittsburg 
Survey' '-are remarkable for their scientific thoroughness and practical 
value. The volume published by the ].,oundation on working-men's 
insurance is one of the best of its kind in any language. The trustees 
have also applied so1ne of the funds at their disposal to 8nable the S0·· 

cal1ed Sc-hools of Philanthropy in Boston, New York, Chicago, and St. 
Louis to establish deparhnents for the training of workers in socia l 
science. Not the ]east important of its ·'·nlany artiYities has been the 
c1·eatiou of Forest I-Iills Gardens, Long Island-an experi1nent and 
de1nonstration ]n housing. I undm·stand tbe trustees contemplate a 
second expe1·i1nent, to sho·w what can he done for the poorer members 
of the con1munity. For New York, with its more or less regulated 
tencn1ent-house systen1, the housing prob1eln is one of acute interest. 

Forest 
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Forest I-IilJs Gardens Suburb is in no sense a charitable e:~peri­
ment. It is intended that tenants and purchasers shall pay a com­
n1ercial price for the advantages the sche1ne offers. '' It is a business 
enterpri8e in which certain trust funds have been invested in the definite 
expectation of securing an adequate business profit.'' But it is hoped 
also that tbe suburb will de1nonstrate the possibility of developing '' a 
more attractive general plan and better types of houses than those com­
monly found in commercial land develop1nents. Owners of land else­
where could not be expected to fo] low the example of this company 
unless it showed a profit satisfactory to the average investor." 

The property of the con1pany may be hought or rented, but in 
either case the '' character and business of the apphcant '' will be 
investigated. The company notifies that it will accept '' only persons 
who will in the judg1nent of the c01npany help to n1aintain its standards, 
and to carry out its ain1 in creating a hon1ogeneous and congenial com­
nlunity.'~ Judging by the character of the houses now built, and by the 
restrictions upon future building, it seems evident that the inhabitants 
of Porest Hills Gardens ·will all belong to a class that can afford to 
pay pretty high rentals, or who have saved n1ore than is possible even 
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for the lllOSt highly paid "\VOrkman. rr1he suburb, in fact, is frankly 
n1iddle-class and welJ-to-do. The policy pursued is to that extent one 
of segregation. The English town-planners, on the other hand, are 
.ai1ning at social variety, and their garden suburbs are, therefore, more 
essentially democratic in character. 

The terms on which vacant lots and houses will be sold contain 
no very special features. For all lots a cash payment of 2 per cent. 
j R required; the balance to be paid in 120 equal monthly instaln1ents, 
which include payments on account of principal and interest on unpaid 
balances at 41j2 per cent. Houses are also offered for sale upon a cash 
payment of 10 per cent. of the selJing price of house and land. 

vYhatever views one 1nay hold as to the value of Forest Hills 
Gardens, as a social experiment, there can be no question that it ranks 
high as an example of town-planning. Its lay-out, with radiating and 
encircling road, its boulevards, its greens, its isolated gardens and sma1l 
parks; its station square, with inn and tower, presenting, as has been 
s~1d, " so1ne of the characteristics of a co ll ege or cathedral city"; its 

Inn and Tower, Station Square, Forest Hills Gardens. 

t 
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architectural]y fine and beautifully gTouped houses, with pleasant 
arrangement of loggias, balconies, and dormers; all these make a singu­
] a rly attractive picture. JHr. Grosvenor Atterbury, .1-l.rchitect-in-Chief, 
J\Ir. Oln1sted, Jandscape garden architect, and others associated with 
then1, have created a suburb which, for spacious charn1, will probaht:~ 
have few equals in the world. 

Forest Hills Gardens. Detached Single Family House. 

- iiR~T f-LOOR PLA.N-

• ~E"COND · FLOOR. · PLAN· 
- -,.,IRD·!"LOOR.·PLAN· 

In his description of the general plan, Mr. Oln1sted has so, 
clearly stated some of the nwst i1nportant principles of town-planning, 
planning, that I venture to quote his ren1arks in fu1l :-

In laying out Forest Hills Gurdel'1s there hus been an attempt to secure the full 
benefit resulting from three important principleS' in city pla'llning, the advantages of 
w·bich are coming to be more and more clearly recognised a part of tbe rapidly advanc­
ing expert knowledge of the S'llbject. 

One of these principles relates to the main thoroughfares•, ·which should be direct, 
ample, and convenient, no matter bow they cut the land. Two 80-foot streets are 
carried straight through the property, in accordance with the city' tentative street 
plan covering adjacent property. A bouleva-rd 125 feet wide, also coinciding with the 
city' tentative street plan, i provided along the line where the property fronts on 
Forest Park. In addition, two aYenues 70 feet wide . .. with ample set-back of buildings, 
radiate from Sta.tion Square on r1 ;,,_.,t ·but g·entl·y curving lines, so located as to secure-

the 
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the best grades and the most agreeable ,etting, through the middle of the property 
to the entrance of Forest Park and to the boulev3Jrd which is to follow its easterly 
boundary. These two important lines ·would be wholly unprovided for under the usual 
rectangular lay-out of N ew Y ork sttreets and blocks. Other street s secondary to the 
above in importance are 60 feet in width; they also have set-bad:s for buildings, and 
follow lines which are direct but carefully related to the topography and connect with 
the adjacent treet lay-out of the city's tentative pl an. 

-~-~--~-~---~~------ ------ --- ---------~-----. 

~ .. -.~ ~.3. t~·:-.;~ : l~J)J,~:>-~~· ) ,· 
-~- ~ : · .( ~J_i ~ . .r~~- ~ -··: ~~};··~: ~. ~~~r)::- ~ ~r:,~Q.iJ : . '' ;t~~) · ·C-:tLY ·· 

Houses, one interior, two semi-detached, Forest Hills Gardens. 

A second principle, which is very important to supplement the first, but which 
has been too genera1ly ignored in American street lay-outs, is that those streets which 
ai·e not needed a thoroughfares should be planned and construct ed to meet the purpose 
of quiet attractive residence streets in the best possible manner. To this end the local 
streets at Forest Hills Gardens are laid out so as to di courage their use as thorough­
fares. \ '\ hile not fantas1tically crooked, t hey are never perfectly straight for long 
stretches; and their roadways, well paved with bituminous macadam, are made narrow, 
thus permitting additional space to be devoted t o the planting spaces and the front 
gardens, which will be one of the characteristic features of the whole development. 
Probably one of the most notable characteristics of Forest Hills Gardens will be the 
cozy domestic character of these local streets, where the monotony of endless, straight, 
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Eight 26-foot Single Family Houses and one Two-Family House. 
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wind-swept thoroughfares which represent theN ew Y ork conception of street s, :will give 
place to short, quiet, seH-conta·ined and gardenlike neighbourhoods, each having its own 
distinctive character. 

A third principle that ha s controlled the design of Forest Hills Gardens is the 
deliberate setting apart of certain areas for the common use and enjoyment of the 
r esidents. The fortunate location of the tract on the very ·borders of ForeSt Park 
has of course made it wholly needles · to provide any large park within the tract itself; 
but in spite of this adYantage a pUiblic green ha been formed at the point where the 
two main avenues divide, within \iew of the · :tation and centra·l to that part of the 
property which is fa·rthest from :E orest Park. This will form the residential focus o:f 
the community just as the neighbouring Station Square will be its busine focus. The 
portion of The Green lying; between the roads and devoted wholly t o lawn and path 
and ornamental planting occupies 1~ frcr es, but the s-ize of the whole open space of 
The Green, from building' line to building lin e, is about 3~ acres. Beyond the upper 
end of The Green and upon its axis is res-erved a public school site, and in connection 
with it sufficient space for a school playground and for school gardens. 

The Stat ion Square itself, although prim arily a t raffic centre, is of cons-iderable 
size, and the whole of the surrounding architecture, including the railroad station and 
its 31pproaches, is being developed as a single composition. It is treated with a regard 
for the pleasure the residents may derive f rom its use that is impossible in the indi­
vidualistic development of busineu centres usual even in th

1
e mo t costly and most 

fash~onable suburban districts. 

In addition to The Green, two spaces in other parts of the tract, one containing 
about an acre and a h alf, the other a' little less than an acre, have been et apart to form 
small parks for the use o-f the r ' idents. 

Group of Four Houses, Forest Hills Gardens. 

The mo~t novel recreation feature, hovvever, is that of enclosed private parks. 
These are spaces of va:ry.ing shape and size, occup;ying the interior portion of some of 
the blocks and intended for the exclu sive usre of those living on the urrouncling lots. 
They cannot be u s-eel for active, noisy games of large ·boys, nor will they be open t o 
the general puibl.ic or to loafers, but will provide places- where the smaller children of 
the block can get room to play instead of being forced out upon the st reets. They will 
be reached directly from the back-yards of mo"' t of the houses in these blocks. 

V\There land i so high in value 'sruch a liberal proYision of land for common use 
and enjoyment i po sible upon a sround commercial ·basis only by paying a round price 
for it; and in the last analysis the price must be P<lid iby the occupants of the lots. It 
is therefore a fair qu estion how that price is to be paid-just what l:o s is to be s'8t off 
against the ga,in. 

The ques tion m,ay be answered in two ways : On the one hand, lots having such 
advantage ~ are thereby made more de irable, and are actu-a~lly worth more to their 
occupants and worth more in the open market, lot for lot , tharn similar properties without 
these advantages, just asr lot on a paved a1nd se ;vered street are worth more than upon 
a street t hat is unimproYed, the increa eel market value -covering the cost of the improve­
ment. In the opinion of most stud ents of city planning and of progressive real estate 
operators of large pr-actical experience, land set apart for public recreation purposes in 
reasonable amount and in an intelligent manner adds to the s1aleable va1ue of the 
adjacent lots more than it costs to set it apart. In other wordQ- :f"r a slight mc1·ease 
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in lot prices the ·wholesale dealer iu laud can profita·bly afford to give something ·which 
i worth-to the purchaser more than the amount of the necessary in Cl'€ a e in the price 
of lots. On the other hand, it i possible by a reduction in the size of the back-yai·cls, 
o slight as not to reduce their practical usefulness, to save enough land for these neighr 

bourhood purposes without increasing the price of lots at all. Some of the lots in 
Fore t Hills G•ardens, therefore, being intended for homes of moderate ize, are made 
hallower than the customary New York lot on which the deep, badly-lighted tenement 

hou e was developed, and will have the advantages already deSICribed with no increase 
of cost; while to s·uit other purchasers some lots are laid out of the u u al depth, and 
in a few case of more than the usual depth, for a price that is but slightly advanced. 

Forest Hills Gardens suburbs is equally remarkable for the 
ingenious use that has been made of concrete in the construction of the 
bni1diugs. But it is not the dull, cold, grey conc1·ete we a1·e accuston1ed 
to; nor is it treated in the monotonous and depressing manner in which 

I 

-"=-~-- -- ---------~--· -·-----. - --

Two semi-detached, one interior, and two detached single, Family Houses, Forest Hills Gardens. 

-------------·---------
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local builders in concrete seem to delight. Pebbles of various sizes and 
colours, broken tiles and crushed stones incorporated in the slabs or 
blocks of concrete, give a most delightful richness of colouring. The 
factory where these are made is really a laboratory where experiment­
ing of a n1ost interesting kind is carried on. r\_s some of the processes 
are still in the experimental stage, the company is unwilling to make 
public any details at present; but there appears to he good reason to 
believe that the engineers here are on the track of great in1proven1ents 
in concrete construction. At the factory, slabs of concrete, 10 or 12 
feet high, are moulded for the walls of buildings. They are then run 
out on trolleys to the site, swung into position by a crane, and jointed 
and cemented together. I was unable to get particulars of cost, but 
was inforn1ed that the method was cheaper than brick or stone, or con­
crete ]aid in the usual n1anner. In this way the walls of a building 
of considerable size could be put up in a few days. The Engineer-in­
Charge also showed me a forn1 of concrete into which nails could be 
freely driven. 

Detached single Family House, Forest Hills Cardens. 

The architects have rnade free use of a new kind of hollow con­
crete bricks or '' tiles,'' as they are called in America. These are made 
by the Poured Concrete Tile lVIachinery-the ,invention of Mr. A. A. 
Pauley. I met this gentleman in London, and understand that it is the 
intention of his company to form subsidiary cmnpanies in Australia. 
From the evidence put before me, and from the experience of Forest 
Hills Gardens, I have little doubt that this form of construction will 
prove n1ore economical than brick. 

CHAPTER VIII. 
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c EIAPTER VII I. 

Co-partnership Housing. 

The nwst interesting and probably the 1nost hopeful experiment 
jn housjng is the Co-partnership Tenants' moven1ent, originated and. 
successful ly guided by ~l[r. Henr·:r Vjyjan. The rapid progress rw1de 
since 1901, when the Ealing Tenants Li1nited was established, and the 
fnct that the hi story of the n1oven1ent dj sc]oses not a single failure, are 
strong eyjflence of the soundness of the princjples Mr. Vivian has 
followed. '' The movement,''' he says: '' is ·gradually moulding into 
action tln·ee jdeclS whjch were qujte separate in their orjgin. First., 
there js the jdea of suppJen1entjng the ordjn~n·y rent-paying tenan(~}' 
arrangemeut, on a residentjal estate, hy a system which enables tenar~_ts 
to varticjpate in profits after a 1noden1te and fixed interest has been 
paid on the capital cost of the estate. Second, there is the idea of 
estate-p]annjng on what are known as garden suburbs principles. 

The Institute of the Ealing Tenants, Limited. 

The Institute from Golf Links. 
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rrhird, tll;ere is the idea of enabling mnp]oyees engaged in the building 
and develop1nent of an estate to share in any gains which arise frOJ.n 
the ecmibn1jcal and successful carrying out of the work.'' 

As explained by :Mr. Vivian, none of these jdeas ,,,.as o1·iginal. 
The originality lies in their happy combination . The first idea-the 
sharing of profits--was put into practice by the Tenants' Co-operators 
Li1nited, an industrial and provident societ)~, registered in 1888. Up 
to the year 1900 the society had built or purchased property to the . 
value of £28,000 in various part of the outskirts of London. Sinee 
1900, however., it has not extended its operations. The second idea 
c;nno fron1 the Garden City and. Town-planning n1oven1ent, and. the 
third frorn the Co-Partnership Association. 

'The first experin1ent in which an atten1pt was n1ade to conHnne . 
tbe ·vrinciples of tenants' partne1·ship and garden suburb plnnning· was 
Ealing Tenants Limited, founded in 1901. The success of the first 
expBriment led to a very . rapid extension of the 1noven1ent in various . 
parts of England. In 1911 the Federated Societies held property in 
land and buildings valued at over a n1illion pounds. The fol]owjng 
table shows the progress made up to December, 1911 :-

Estimated Estimated 
Area of No. of Est. cost of 

Name of Society. Estates. Houses Dec. 31, Estat es 
(Acres.) when 1911. when 

completed. completed . . 
I 

£ £ 
Ealing Tenants, Ltd. ... ... ... . . 60.1 700 195,000 270,000 2 
Garden City Tenants, Ltd. ... ... .. 34: I 300 92,500 95,000 
Sevenoaks Tenants, Ltd. ... . .. 6 

I 

G7 20,000 :n,5oo 
Anchor Tenants, Ltd., I .. eicester ... ... 50 500 30,000 150,000 
Manchester Tenants, Ltd. ... . .. .. 11 130 55,600 56,000 
Hampstead Tenants, Ltd. ;) -1 

I 

286 140,000 140,000 ... ... ... - D'! 
Second Hampstead Tenants, Ltd. ... ... 50 500 2±0,000 180,000 
Harborne Tenants, Ltd. .. . ... . .. 53 500 175,0CO 180,000 
Fallings Park Garden Suburb Tencmts, Ltd ... 6 73 20,000 20,000 
Stoke-on-Trent Tenants, Ltd .... ... .. 38 I 380 32,000 120,000 
Derwentwater Tenants, Ltd. ... ... ... 2.1 

2 27 7,000 7,500 
Liverpool Garden Suburb Tenants, Ltd. .. 185 1,900 33,500 500,000 
Sealand Tenants, Ltd .... ... . .. .. ±7 470 32,000 80,000 
Hampstead Heath Extension Tenants, L td ... 78~ 760 .... .. 250,000 

-------- ----

647 6,595 1,072,600 :.!,190,000 

The need for propag3nda work and co-operation between the 
various soc]eties led to the formation in 1904 of the Co-partnership 
~~enants' Housing Council, and in 1907 of the Co-Partnership Tenants 
Lin1ited, a centn1l organisation which n1ost of the Co-Partnership 
Housing Societies have joined. Its objects . are:-

(a) To provide expert advice, based on accumulated e·xperience 
of how to buy, lay out, and develop an estate. 

(b) To raise capital for such societies as join the Federation and 
accept its advice. 

(c) To pool orders where practicable so that the benefits of 
wholesa1e dealing in building materials shall be secured to tbe 
societies joining the ] 1 ederation. 

r_:che third principle to which reference was n1ade-that 6f 
enabling the employees engaged in the work of building to share in the 
profits-did not take a practical shape until more recently. A Co­
Partnership TiJ o and Brick Works and a Co-Partners11ip \Yood­
worke.rs' So.ciety have .been forme~, and -are now. actively engaged in 
supplying the needs of the various estates. The 



· 'l'he E:yste1n and procedul'e us_ually adopted are , briefly as 
. follqws :--

(1) The capital requi1·ed for the developn1ent of an estate is 
divided into (a) share capital and (b) loan capital. The share 
capital js Taised in shares of £10, payable in full, or by 
instahnents. No n1en1ber n1ay hold n1ore than twenty £10 
shares, but there is no lin1it to the amount he can invest in 
loan capital. No dividend greater than 5 per cent. 1nay be 
paid on share capitaL If further profit is made, it is applied 
to further the general purposes of the society, or in payment 
of a bonus to tenant shareholders. 

(2) The loan capital is raised by means of loan stock, on which 41j2 pe.r cent. is paid on s1nall amounts, and 4 per cent. on amounts 
of £50 and upwards. Every tenant investor must ultimately 
obtain J oan stock to the amount of £50, or two years' rent of 
the house occupied, whichever js the greater. So far as can be 
seen no difficult.v has been n1et in getting a sufficiency of capital 
on these teTn1s. 

The Pavilion and Recreation Ground, Ealing. 
From "The Pioneer Co-partnership Society." 

\Yhil st the estate i s being laid out and houses built, the society 
is en1powered to spend 1noney out of capital to pay interest; with 
ordinary business fore sight and expeditious working this period 1n 
which no income is ·earned need not be of long duration. 

The method of comn1encing operations is as follows:-
(1) A group of people interested in establishing a Co-Partnership 

Housing Society secure an option to purchase or lease a suit­
able area of land in the vicinity of some industrial centre. In 
England care is taken to see that the cost shall not exceed £300 
per acre. 

(2) Then a meeting is called of all who are likely to be interested, 
and the names of those who are willing to join are collected. 
The result will indicate to the promoters whether it is desirable 
or not to proceed. 

(3) If it be decided to go on, the next step is to lay out the ground 
in accordance with the now accepted principles of town-plan­
ning. In this the central organisation plays an i1nportant part 
through its surveyjng, planning, and building supervision 
departments. ( 4) 
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( 4) In laying out and building careful attention is given to detail 
on which the happiness of the comn1unity life will depend. 
Open spaces-son1e J arge and some sn1all-are provided: trees 
are preserved wherever possible, and playing fields and streets 
planted with tree~ and shrubs, partly for colour and partly for 
n1ass effects. Sites are reserved for institutes and hostel s 
iound which the life of the' con1n1unity will centre. In the 
desci:iption of the Ealing Tenants Li1nited further reference 
"~ill be n1ade to this point. 

rrhe financing of the society in the early stages is a lnatter of 
extren1e i1nportance. I-Iow this is done is well explained by I\{r. 
Frank E. Pulsford, in his excellent book on '' Co-operation and 
Co-Partnership.' ' The initiators of a schmne '' iind a few others 1ike­
tninded and circu1nstanced, and form a syndicate. r:rhe suburbs are 
searched for a vacant block of, say, 10 acres, and an option is obta.ined 
at, say, £200 per acre." The gTonp " now register the1nselves as a 
limited liability company, taking, say, £20 in shares each . They 
advertise or canvass until they have one hundred members with (at £10 
each) a capital of £1,000. Th ey will have no cljfficulty about this when 
once the schmne js thoroughly understood, for it offe1·s a 5 per cent. 
investn1ent, and good seeurity for sn1all investors, even thougb. they do 
not intend to be tenants. r:rhe 10 a~res <:ne bought, sny, £:200 clown, 
balance on tenns. '' 

Then the estate is laid out and building operations con1n1enced. 
The initjal ~apital is soon exhausted, '' but it is well known that when 
a p1ece of land ha s been su1·Ycyecl into allotn1ents, upon 
son1e of which building has co1nmenced, and the ren1aincler of which 
have already been bespoken by intending t enants, its value ri ses in1me­
diateJy. It has probably n1ore than doubled in the process . l\fore 
1noney is readily obtained at 5 per cent., and the buildings arc finished. 
_A_s soon as a house is :finished a tenant shareholder is ready to occupy 
it,'' at reasonable rents, calculated to earn the necessary interest and 
provide a fund for up-keep and repayment of capital. '' ~s the build­
ing advances, the increasing value of the prope1-ty enables more n1oney 
to he borrowed for n1ore houses.'' 

Under the rules which goven1 these societies tbe tenant does not 
become the owner of the house he lives in. l-Ie buys a certain share in 
the stock of an association of tenant holde1·s instead of the deed· 
of a particu]ar sjte or house, and this stock can be transfe1Ted should 
the owner find it necessary to move elsewhere. In other won1s, the 
estate is held collectively by the men1berR, all of whom benefit by the 
unearned incren1ent that uncloubteclJ~~ follows from the improvement 
of a site. 

A.ll, the1·efore, are interested in the condition of the con11non 
property. The experiment appeals to the enlightened self-interest of 
each n1ember, and it holds out to l1im also the strongest inducen1ent to 
be neighbourly, to keep his own house and lot in order for his neigh­
bour's benefit as well as his own. 

The benefits of the Co-partnership systen1 are the following:-* 

(1) It lws advantages oYer the systmn of the ordinary buiJding 
,· ocieties. The 1nem ber of the ] utter is responsible for the 
purchase 1noney, and if be leaves the neighbourhood n1ay have 
to dispose of the house at a loss, or 1nay have it a burden on 
hjs h8nds. "\Vorkmen are frequently tied to such an invest­
lnent when it wou]cl he to their interest to move elsewhere. 
1Jnder co-partnership the clesiTable mobility of labour is 
greatly increased. The tenant who wishes to l~ave n1ay realise 
the value of his shares, the society being the buyer, or, if he 
can afford it, he leaves his savings where they are, and will 
receive the usual interest. (2) 

-)f Nettlefold: Practic:al Housing. 
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(2) The tenant has no fear that the · value of his property wil l be 
injun~d by the neglect or destructivenesr:; of his neighbour. 
Experience has shown that in aH these settlmnents a strong 
public opinion is formed which n1akes the way of the h·ans­
gressor far from pleasant. Not that the com1nunal influence 
circumscribes in any undesirable way the liberty of the nJ.ern­
ber . . It is n1erely directed to advancing the objects which all 
agn'ed upon . rrh ere is no evidence of vexatious interfer(~nce. 

( 3) The kind of investJnent offered by eo-partnership societies is 
much sounder than the common run of investments of poor 
people in house property. In Hie first place, individual invest­
n1ent does not n1ake for an improven1ent in the idea] s of 
working-men themselves, and, in the second place, it places 
then1 ]arge]y at the mercy of land speculators and jerry­
bui.lder s. It is probably true, as suggested by :Nir. Nettlefold, 
that the majority of such investments result in loss of hard­
earned savings, and they certainly result in loss of con1fort, 
and frequently of health. 

(-:b) P e rlH111s the greatest advantages an~ to be found in the conl­
bi.nation of city anJ rural conditions. Th e tenant,· are 
nn1nerous enough and near enough to ea ch other to form a 
society . They have all the advantages of city life without its 
drab n1onotony. Their houses are surrounded by wel l--kept 
lawns and face tree-planted streets or parks. ']~hey can enjoy 
social inter course under conditions which make for health and 
chem ·f ulnc ~s . 

Ealing Garden Suburb. 

'' The common ownership of the houses,'' writes 1\Ess Gurne:-. 
•' means the perpetual existence of the society as a unit of social life. 
The development of this by the society as a whole makes it possible 
to develop site-planning into what it should be, an art, and by no n1eans 
the least part of the art of. the architect. It makes it po. sib le to :=tvoid 
the nsna1 mean street of our modern working-class suburb to a great 
extent, and to group the houses round open spaces and greens, thu; 
avoiding monotony, refreshing the eye, and providing playground s for 
tbP young, and pleasant resting places for the old. Further, the society 
is nhle, since its ohject i not to 1nake the grentest return to capital, but 
while securing a moderate and safe return, to give the greatest possible 
advantages to the tenants, to limit the number of houses to the acre. ''* 

It 
<!i C o- JJnrt/1' rshzn in "Housing in Town and Country." 

9 
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1 t is oll\-ious that the principles of town-planning shou]d be 
·applied in all urban expansion. The co-partnership societies have 
accepted this as an essential part of their schemes. But for this, and 
the gene.ral control of the Local Govern1nent BoaTd, there would be little 
guarantee that the co-partnership v-illages would not repeat many of 
the evil conditions that housing reforn1 seeks to avoid. If private 
societies can voluntarily pledge then1selves to these principles, so much 
the better. The fact that they have done so reflects the greatest credit 
on the leaders of the n1oven1ent. 

The n1oveinent, neverthe]ess, re(1uires the guidarwe of a central 
11nhlie authority to keep it fron1 fal ling to the Jevel of the jerry-builder 
and the ordinary ·· speculator in estates. 

As I have said, the co-partnership Inoveinent is quite the most 
hopeful of recent experi1nents in housing. The principle is thoroughly 
sounc1. But it is proper to record that a storn1 has for son1e time. been 
brewing between the Tenant Societies and the central organ~sation. 
The latter is charged with n1aking an atten1pt to subvert the principles 
of co-partnership. It has, it is all eged, contrived to get a preponderant 
voting power in the affiliated societies. It has achieved control through 
its financial operations. It borrows n1oney by the issue of share stock 
to outside investors, and it invests the 1noney so obtained in its 
societies. The. new investors are not known to the tenants; their names 
and addresses are known only to the central society. Thete is Jittle 
hope, therefore, that they wi1l be able to see things from the tenants' 
point of view-they have no rneans of knowing the whole truth; and 
as a matter of fact they appear to vote solidly for the policy of the 
central society, whatever that may be, so long as they are satisfied with 
the central society's n1anagen1ent of their investn1ents. In the opinion of 
not a few people the Co-partnership Tenants Li1nited is becon1ing a 
cmn1nercial autocracy. This tendency, if not checked in tin1e, 1nay have 
disastrous results. It is said that already the fine enthusiasn1 of the 
early co-partners shows signs of falling off under the influence of over­
centralisation. It is also significant that con1plaints are now co1n1non 
as to the quality of recently-erected houses. At Han1pstead and else­
where I saw dweJ]ings which, both in construction and accon1n1odation, 
left a good deal to be desired. "'' 

SoME ExAMPLJ<jS OF Co-PARTN ER .. ' HIP . 

(a) Ealing Tenants Lirnited. 
Ealing Tenants Lin1ited started in 1901 with the purchase of 

plots of Jand for nine houses at a cost of about £400. Further purchases 
were made until the total, in 190±, stood· at seventy plots and a property 
valued at £25,000. Operations on so small a scale did not give n1uch 
scope for town-planning, but the con1n1ercial success of the experiment 
encouraged the society to make considerable additions to the area of 
the village. ~Phe ideas of the eo-partners had grown: they bought no 
longer in plots, but in acres, and the new land was laid out on garden 
suburb principles, with a limitation of houses to the acre and generous 
prov) si on for recreation and sports, for which purposes about 12 
acres have been set aside. The fruits of this enterprise soon appeared 
in a more attractive estate, and an addition to the 5 per cent. interest, 
the society being in a position to declare at the end of 1909 1s. 6d. in 
the £ dividend upon rents paid by tenant investors. In 1911 a dividend 
of 2s. was declared. At the end of 1911 the society possessed about 
£200,000 worth of property, including a very handsome institute and 
club. 

A brief description of the village will disclose to the reader the 
almost revolutionary character of the change brought abo:rrt in hous­
ing by town-planning ideas. The natural situation was extremely 
picturesque, and the society has been careful to preserve as much of its 
natural beauty as possible. The features of the ground itself were 
skilfully utilised, and many :fine trees that stood on the estate were 

spared 
"' For further criticism, see Dillon Clarke: "Housing the vVorkers." 
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sp~ued with an ahnost reverential solicitude. '' The houses have been 
accommodated to the trees, not the trees cut down for the houses. 
Thus in the :Jleadvale-road, where the new institute stands, the houses ­
\Yill be found in groups of four, five, or six together, the building line 
being varied in order to retain the shade and shelter of old trees, which 
aJ ~o serve to break the nlOJ:1otony that lingers in n1etropo lJ tan places. 
The ide~ of the value of the outlook i s emphasised generally, and the 
groups of houses have been designed to give opportunities at every few 
yards for vistas that are distinctly pleasing, so that the children have · 
the influence of healthy and . picturesque environment, their n1ind 
beini!· trained to see the natural beauties within the shadow of their 
ho1n~s . '' Contra.· t this care for natural beauty with the ruthless 
spoliation so generaJly practised by estate speculators in Australia. 
vYhen 1 and is being prepared for sale, a wholesale sweep is made of 
vegetation and, in laying out building blocks and roads, the sole idea · 
is to provide for the largest number of buildings. 

At Ealing, road-maker, landscape gardener, and architect have 
united to produce a hannonious whole, and to provide for every home 
the mo st cheerful outlook possible. Every house has gardens in front 
and behind. IIorticulture, \\hether for pleasure or profit, has become 
an instinct and ahnost a passion with co-partners. Nothing strike 
the visitor to garden suburbs more than the trim front garden and the 
carefully cultivated kitchen plots. The old back yard, with its squalid 
collection of rubbish, has disappeared, and back and front have become 
equally interesting. At Ealing, too, no high fences interfere with the 
view; the plots are separated mostly by neat privet hedges. 

AI11ple provision is n1ade for recreation and an1usement. There 
are go]£ links and a 5-acre cricket field; there are tennis and croquet 
lawns ; and the children have abundant space for ga1nes and running 
about, and they, like their elders, have learned to take a pride in 
flowers. 

The Brentham Institute and Hostel, with its billiard-rooms, 
library, drawing-romn, &c., is another centre of community life. It 
furnishes an attractive method of organising evening leisure. Lec­
tures, picture-shows, theatricals, concerts, debates, exhibitions of 
various kinds (amongst which the flower show holds a high place), 
bilhurds, and other indoor games, are all available for the amusement 
and instruction of the vilJagers. Numerous societies hu V f~ sprung up­
choral societies, magazine clubs, Ladies' Guild, horticultural societies, 
&c. These give variety of interest, and see that no important social 
need is neglected. 

(b) }]c"rborne Tenants Lin~ited) BirminghanL 

Harborne Tenants Limited, on the outskirts of Birmingham, 
has several interesting features which will repay study. 

In 1906 there was a proposal to construct a tramway from 
Birmingham to I-Iarhorne, and in ordeJ· to prevent the operations of 
speculative builders, a nun1ber of housing reforn1ers atternp+ed to buy 
the estate with the object of forming a garden suburb on ".n-partner-­
ship lines. The price asked was considered too high, and nothing: was 
done until Parliament rejected the housing proposal. The owner was 
then willing to accept a n1ore 1noderate price. 'rhis incident shows 
clearly the desirability of purchasing estates before) and not after the 
construction of tran1way.. An option was obtained over the land and 
a committee was formed, with Mr. N ettlefold as chairman, with the 
result that an estate of 54 acres was purchased at a total cost of 
£15,860. The first building operations commenced 1st January, 1908, 
and the society has now several hundred houses in occupation or in 
course of erection. There are always n1any applications on the books. 
and hitherto it has not been possible to build fast enough to meet the 
demand. In 
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In carrying out the work of road-n1aking and building, the society 
made use of the central organisation for advice and the supply of 
materials. A. good 1nany n1istakes were thus avoided and Jarge 
eronomies n1ade through co-operation in the purchDse of 1naterials. 

Tn order to econon1ise still further, the society induced the City 
Council to waive their by-laws as to the construction of roads. What 
they proposed instead of the by-law roads-those wholly unnecessary 
and '' dreary deserts of n1acadarn ''--cost thmn a great deal less, and 
1nade their whole scheme infinitely more attractive. Houses on either side 
of the street are kept 7'1 feet apart. Between these runs a welJ-made 
J 6-foot roadway for vehicle traffic, and this is bordered with lawnB 
and trees and gravel footpaths in front of the houses. Should the road 
eve1· beeon1e a n1ain artery for vehicular traffic, the grass verges can 
be resun1ecl and a road of regulation width wiJl be n1ade. It is very 
nnlikely for 1nany years to con1e that there will be any necessity to 
transform n1ore than a sn1all percentage of the roads in this way. In 
the meantin1e, the people lwve had the enjoyn1ent of quiet and a cheer­
fnt out look, while their funds have been saved a heavy initial outh1y. 

Harborne Tenants Limited, Birmingham. 

Too n1uch emphasis cannot be placed on this method of dealing 
with the roads of residential suburbs. In the suburbs of JHosman, 
Neutral Bay, and generally of North Sydney, to take only a few 
instances, many thousands of pounds have been wasted in clearing and 
fonning roads where the traffic is never hkely to be great. Everywhere 
the natural '' bush '' has been cut down and replaced by roads of 
sandstone, with a dressing of clay, which heavy rains are- continually 
channelling into dangerous ruts. I-Iow much less eostly and how 
infinitely 1nore pleasant these roads would have been had the eouncils 
pursued the poliey of the garden suburbs! In the great 1najority of 
cases the traffic requirements would be served by a 16 or 18-foot 
highway, whieh n1ight be much better formed than our present roads, 
and yet at ]ess eost of construction and upkeep. I have in view quite a 
number of roads where grass 1nargins could have been easily and 
cheaply made, and where the original gum trees would have made a 
very attractive avenue. 

Eeonomies were · in this direetion, of course, all the more neees­
sary because in England the· tenants of the estate have to bear the eost 
of road and sewerage construction. Every unneeessary expenditure 
means an addition to the rent of each house. The 



Dotted linu A.f>.C. 
indican. C.,rll>•~ Rod 

r~:ro::~·~~%~~. 

G I'> 0 U P 0 f T 1-\ R E E D W E LLI M G S 

EACA OF Wf\ICf\ COST £100 

TO BUILD.---

Bt:lCK E~VATION 

GROUND f!QOQ. 

SCALE. 16 FEE'T 'TO AH INCH 

S8301 

($El c) 

HARBORNE TENANTS [!~ 

TYPE IIA~B.-

~·,. j "Iron lie hor 
but"lf' in 4 /'(lrn•tl up 
bofh end$. +o End 
W/nuows of 13/ock. 

() 

II 

FRONT E.~VATION 

flQST FLOOQ 

PHOTO-LITHOGRAPHED BY W. A GULL/CK, GOVERNMENT PRINTER. SYDNEY, N.S.,W. 

51DE t~VATION 

5ECTIOI'\ 
511) 0 1 





89 

The houses at Harborne are built in blocks of two, four, six, or 
eight. The drainage system is on the " combined " principle-that is, 
the drainage from several houses is conveyed through one connection 
to the main sewer. This means a considerable economy. This and the 
method of road-making saves, it is stated, from sixpence to a shilling a 
week on the rent of each house. 

A vii:litor entering one of the cheaper houses at Harborne 1nay 
be son1ewhat disappointed by the size of the rooms. This is partly due 
to the pleaR[lnt (jxterior of the house and its surroundings, which are 
such as one has been led to associate with the possession of 1neans. But 
when it js rernembered that the rents range fr01n 4s. to 12s. 6d. a week, 
:-md that so much of the rea] c01nfort of the house is properly put out­
side of it in the shape of gardens and open spaces, this disappointment 
gives place to surprise at the ingenuity which has accon1plished so much 
at so 1noderate an expenditure. 

I was n1uch i1npressed by the £100-houses which the society has 
erected in blocks of six. r_Phe end houses, -consisting of Jiving room 
(with necessary conveniences, larder, scullery, &c.), and two bed­
roorns, are let for 4s. a week, including rates. The others have three 
hedroorns, nnd nre Jet for 4s. Gd. a week. The £100 covers only cost of 
]a hour and 111ateriaJs, and excludes cost of ]and and in1prove1nents. 
B? the courtesy of the secretary, 11r. H. Bruce \ 7\T aite, I an1 enabled to 
give the ground p] an and elevation of typical blocks. 

(c) HCl?npstead Tenants Limited. 

The sa1ne principles have been applied in the Hampstead Ten­
ants' estates. The ground is leased fron1 the Hampstead Garden 
Suburb Trust, the lease being renewable every ninety-nine years. The 
fact that the ground is leasehold has not apparently deterred investors 

Asmun's Place, Hampstead Tenants Limited. 

from supplying the necessary capital. In financing these opera· 
tions, the three I-Iampstead Co-partnership 'Societies have, in addition 
to the issue of the usual loan stock, borrowed capital secured on the 
mortgage of the occupied houses, and also by means of loans at short 
call, bearing 3:Y2 and 3% per cent. interest. A clause in the Housing 
and Town-planning Act, 1909, empowers the Public Works Loan 
Board to advance two-thirds of the value of houses " serviceably " 
built for workmen's occupation, the loan being returnable in half-yearly 
payments spread over a period of thirty years. The Hampstead 
societies have made full use of this provision. · At 
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At Hampstead the societie had the advantage of operating in 
an area on which expert town-planners have exercised their highes~ 
skill. They had the experience, not only of Ealing to guide them, but 
from the first have worked under the direct influence of . the larger 
schemes carried out by the I--Iampstead Garden Suburb Trust. This 
fact alone greatly increases the security of investn1ent in co-partner­
ship properties. It gives the tenants, 1noreover, a wide range of advan­
tages; they can share in the hfe and enjoy all the an1enities of a much 
larger co1nmunity. As in other ventures of this kind, the difficulty has 
been to supply houses fast enough to 1neet the demand. 

The societies do not confine their efforts to providing houses for 
the poorer cla ·ses alone. Indeed, the lowest rental, 6s. per week, is 
probably too high for working-1nen in England whose wages are less 
than 25s. per week. It is a fixed principle with the modern Garden 
Suburb planner to avoid the segregation of the poorer classes in par~ 
ticular areas. They aim at social variety, partly because they wish to 
encourage friendly relations between different kinds of worker ·, and 
partly because the blending is expected to have a healthy influence upon 
the n1ode of hfe of all classes. I--Iouses, therefore, are provided at 
rental s varying fron1 6s. per week to £] 30 per Hnnun1. 

Street of Houses near Hampstead Garden Suburbs. 

I inspeet<-:~d several of the cheaper houses in course of erection. 
The~~ appeared to be designed on economical lines, but nevertheless to 
be fitted with all reasonable convenience, such as gas, in son1e cases 
electricity, baths, &c. !11uch ingenuity was displayed in securing the 
largest mnount of sunlight for the living-room and bedrooms. 1Iy 
impression, however, is that the I--Iampstead societies have failed to 
solve tbe prohlcn1 of cheap housing. Perhaps it is that the general 
styJc of architecture adopted in Hampstead does not permit of the 
erection of the cheaper fonns of buildings. I saw no atten1pt here, for 
instance, to e"-periment with concrete, which seems to have greater 
possibilities than any other material. 

The problem of cheap housing is very closely connected with 
the seal e of wages. If, as is the case in England, millions of working­
nlen receive less than 25s., or even 20s. a week, it is difficult to see how 
they are going to be provided with housing accom1nodation except of 
the wo1~st slun1 type, unless the State or municipalities adopt the policy 
of ' st1bsidisiTig vy~ges by grants in aid of rent-a policy which seems 
only defensible in extre1n'e situations,-or unless the policy of a mini­
mun1 wage be 'adopted hi all in9-ustrie~. In any case, it is in1portant to 
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tudy ways of reducing the cost of building, without at the same time 
sacrificing the conveniences which are essential to a decent home life 
and the amenities with which the town-planners seek to surround the 
hon1es of the future. Nothing is to be gained by a cheapness which 
perpetuates slun1 conditions. 

I / 

/ 
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' Co-Partnership Houses for Aged Persons and Widows, Hampstead Tenants Limited. 
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Plan of Rooms. 

'I'he Hampstead Tenants Limited have extended the range of co­
partnership so as to provide accommodation for aged persons and 
widows who otherwise would be obliged to live alone. In the '' Haven 
of Rest '' such persons can find comfortable quarters, at rentals, inclu­
sive of rates, of 3s. 3d. to 4s. 6d. a week. For these sums they are pro ­
vided with living-rooms not less than 13 feet by 12 feet, with a bed 
recess, doorway, passage, scullery, &c. They also have access to ovens, 
halls, laundry, and drying-rooms. The building has an inner court, 
with ]awn and flowers, and is surrounded by gardens. There is no 
comparison between the comfort of such a home and the miserable city 
apartment which people of this class could afford. 

CHAPTER IX. 
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CHAPTER IX. 

Garden Cities and the Housing Proble·m. 

'~Phe idea of the ga1·clen city fir st gern1inated in the mind of 1ir. 
Ebenezer Howard, whose book, "Garden Cities of To-rnrrrow/' was the 
inspiration of what seen1s to me one of tb e most fruitful n1oven1ents of 
the present day. To many his ideas seemed impracticable. This 
impression was strengthened by the fact that lYir. IIoward's idealism 
attracted cranks and visionaries of every kind and degree. This was 
inevitable, but the growth of tb e 1noven1ent den1onstrated that 1fr. 
J-Ioward wa s no ordinary dremner . Towards the end of the nineteenth 
century many peopl e hecau1e greatly concerned at the ceaseless flow of 
rnr~1l people to the cities. But how to stop this tide of n1igration ? 
That question had as yet received no practical answer. As things were, 
the cities, growing everywhere huge and amorphous, did have 
attractive powe1· superior to that of the country. It was idle to point 
out that the city destroyed physique and character, and that in it 
hundreds of thousands of peop1e ]anguished frmn the lack of bread and 
the meagrest con1forts of life. It was idle to inveigh against the 
excessive stimulation of crowded millions. In spite of all these the 
cities maintained their fatal attractive power. It was in vain that men 
painted the joys of rural life, the henlthfu.lness of wOJ:k in open fields, 

View of Letchworth, 1908. 

the chan n of green t rees and hedges. '11he fact patent to all sincere 
o hservers was that modern men and women will sacrifice much, almost 
everything, for the warmth of society. The city offer ed them society, 
ainusement, social and economic opportunities. The country, notwith­
standing all that town-bred poets could say in its favour, meant low 
wages, long hours of toil, isolation, a dull and monotonous existence. ' 
. Mr. I-Ioward's discovery was that town and country ar e not the' 
only alternatives. There is a third choice-a union of the attractions 
of both. So ther e dawned in hi$ mind the vision of a garden city. 
lie paii1ted this with a glow and warmth of colouring that captivated 
many, and then he began in a very business-like · and practical way 
to organise a movement. Largely through his efforts, the Garden City 
Association was formed in 1899. This was followed in 1902 by the 
Garden City Pioneer Company which, after laying the foundation of 
Letchworth, transformed jtself into the First Garden City Limited. 

· · ' Mr. 
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i\fr. I-Ioward and his friends aimed at creating a new type of 
town and industrial centre, which, for all time, should be free frmn 
the evils of city life. He proposed to divert the flow of country 
people to the cities and drain off the population of congested areas. The 
idea was, as far as practicable, to decentralise those industries which, 
without any rea] comn1ercial necessity, were now crowded together in 
great cities . Investigation showed that in London there we-re a large 
number of industries which did not require to he carried- on theTe. The 
advantages- o-:f a central situation were more than counterbalanced by 
high rentals and insufficient space. As a 1natter of business, they could 
be conducted more efficient ly and more economically in the country. But 
even if there were no inunediate profit, refonners, taking the broad 
Yiew, insisted that the welfare both of the Nation and of industrial 
enterprise ultimately depended upon the health, vigour, and 1norals of 
the people, which citi es were destroying. The new industrial centres 
which were to Telieve the congestion of existing cities, must not be 
al1owec1 to grow up in the old haphazaTd way. The housing of the 
people n1ust not be ]eft to chance or to ]and speculators or jerry­
builders. De:finite principles were laid down to prevent land sweating 
and to secnre a suitable environment. These principles involve (1) 
fewer houses to the acTe-- n n1aximum of twelve; (2) the provision of 
gardens, where the people n1ight practise horticulture; (3) lawns and 
parks, where old and young 1night enjoy fresh air and sunlight; ( 4) and 
a community life sufficiently varied and interesting to satisfy the norm_al 
craving for society. ~rhe Garden City, moreover, was '' to stand in 
its own belt of agricultural ]and, insuring tbe jndustrial worker and 

A Letchworth Hou3e. 

Letchworth Lane. From "LP.tch11·orth Pictures. ' 
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his fan1ily from that complete divorce fr01n Nature's wonders, which 
acts so prejudiciall)~ upon the slum-dwe] !er, particularly in childhood. ":11: 

It 1nust ::.:xiBt for the henefit of its inhabitants as a whole, " ensuring 
their p<:ntleipation in the fruits of the prosperity of the con11nunity." 
Tn the Garden City there n1ust be no " . truggle between the conflicting 
interests of various owners to 1nar the ordered progress of the whole." 
r~rhe contro l, therefore, must he in the " hands of a central authority, 
planning, organising, and direcbng develop1nent along the lines most 
conducive to the general ,,~elf are.'' 

Workmen's Cottage:;, Letch-No:th. 

Croft Lane, Letchworth. 

The estate chosen for this great experiment is situated 341j2 
1niles from London on the Great Northern Railway. ''It was purchased 
from several owners for £151,569 9s. 6d., representing about £40 an 
acre for an area of about 3,818 acres, on which there was a considerable 
n1unber of buildings which at the tin1e of purchase were 
valued, for insurance purposes, at £84,470.'' 

In developing the estate the principles already referred to have 
been carried out. 

(1) The nu1nber of houses per acre are limited; not more than 
twelve, except in the case of shops. The factory area is 
separate _from residential areas, and is so placed and designed 
as to provide ever-y convenience for transport and handling of 
goods. (2) 

* Hon. Mr. Justice Neville in "Garden City and Town Planning.'' 
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(2) The town is surrounded by a belt of agricultural ]and to b~ 
permanently kept free from town development. 

(3) The c01nrnunity " retains for itself the unec_uned incren1ent," 
after a return of 5 per cent. to the shareholders clnd all propel' 
reserves have been provided for. '' For. this purl-lose, and also 
to secure to the cmnmunity full control of its own conditions, 
it is intended as far as possible to retain in the hands of the 
con1pany the freehold of the whole estate·, only leasehold 
interests being granted by the company, except in special 
cases. '' 

1-l.s the cmnpany had to create a city where none was before, the 
e:xpenses of deveJop1nent have natura] Jy been heavy. It bad to make 
road -, provjde water-works and n1ains, gas-works, and electric power 
and light; it also had to bui]d offices and other buildings, on which it has 
pent £1-±,500. Buildings of a capital value of £462,700 have been 

Houses and Gat·dens, Letchworth. 

Letchworth. 
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erected, or are in course of erection. A1nong these are forty-nine· fac­
tories and workshops, two public halls, :fifty-two shops, various churches 
and clubs. - At the end of 1911 there were 1,679 buildings on the 
estate. The population is now about 8,000. In 1911 the Garden City 
for the :first time made a small profit, and its success as a business 
project seems now to be assured• 

~Phe industries CrtlTied on are of varied description, including, 
<Jmong others, engineering works, en1broidEn~, bookbinding, printing, 
lens-n1aking, pottery, weaving, camera and filn1 n1anufacture, motor­
car making, instrlunent making. There is now sufficient industrial 
variety to vrovide against great fluctuations in trade and en1ploynl.ent. 
For the erection of dwellings there are several societies, all of which 
appear to be doing good work and to be financially sound. All the 
houses have to be approved by the company, and both in strl1cture 
and surroundings conforn1 in general to garden city principles 
already described. The plan of the city provides for mnple 
parks, squares, playing fields, &c. ; and full provision has been 
n1ade for the social and intellectual life of the people. There are 
two public-houses on the estate, the old village inns of N orton and 
\Yillian; but these are a good walk fron1 the town--too far for the 
thirsty souls who have carried to Letchworth the tastes and habits of 
the unregenerated cities. The health of the community is extremely 
good. The death rate is something like half of the average for 
England, and less than one-fourth of the old n1anufacturing cities. 
Infantile mortality is correspondingly low. 

Although I was not gre::ttly impressed by the cheapest kind of 
workmen's cottages at Letchworth-they looked rather flimsy and 
cran1ped, yet on the whole the standard of housing was very high, and 
the rentaJs very 1noderate. The general environment, moreover, is 
infinitely n1ore cheerful than that which usually falls to the lot of the 
working classes. But the population of Letchworth is just as varied 
as that of any other town. It has its factories and factory workers, 
its shops, its business and professional men, and a number o~ people 
of means who prefer the semi-rural life to life in packed cities. :Many 
of the houses and grounds are very beautiful. It was winter when I 
saw them. In spring and summer Letchworth must be truly a garden 
city. 

The first garden city has in one decade exercised a world-wide 
influence, and the housing· principles which it followed have been 
adopted in almost every civilised country. So far as Australia is 
concerned, these principles can and should be followed in all future cHy 
expansion, and every encouragement should be given to the decen­
tralisation of suitable industries and the creation of garden cities 
round them as a nucleus. This latter, however, must largely depend 
upon the initiation of private associations. 

CHAPTER X. 
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CHAPTER X. 

Block Dwellings and Tenement Houses rcersus Cottages. 
It is probably true that in the great centres of both Europe and 

America, the n1ajority of working-n1en live in block or tenement dwell­
ings. In England the inclination of the worlnnan is toward the separate 
cottage, and the garden suburb n1oven1ent is strengthening this national 
jnstjnct and n1akjng it capable of fuJler real isation. In London, 
however, in n{anchester, Glasgow, and other large cities, the block 
dwelling still predominates. But it is in New York one can see thiR 
system most fully developed. There one finds it at its worst and at 
its best. There are over 100,000 tenen1ent houses, and these, with 
hotels, contain the greater part of the population. These dwellings 
are of every grade. In the working-class areas, where 1nore humanity 
to the acre is packed than in any other city in the world, the conditions 
are terrible. The tene1nent house here is sin1ply an indescribably 
1nean and dirty human warren, full of sn1alJ, dark rooms, and dark 
passages. So con1mon are dark passages and staircases that refonners 
are ruoposing to get a by-law passed compelling the owner to keep gas 

Typical New-law Tenements, Upper East Side, Manhattan. 
Rents £4 to £4 10s. per month. 

burning in them day and night. Aud the worst tenen1ents have been 
demolished long ago or greatly improved at the instance of the Health 
_.c\uthorities and the Tenen1ent House Com1nissioner. At the other ex­
tren1e are the n1odel tenen1ent and expensive apartn1ent houses, which 
have an the con1forts of a good hotel-bright spacious ha11s and stair­
ways, electric lifts, suites of compact, well-ventilated, weE-lighted 
rooms, hot and cold water, reading rooms, playing courts for chi ldren. 

\tVhy should the people of New York have adopted this systen17 
\Vhen I asked them why they Jived in barracks, the usual reply was 
that the restricted site on which the city stands left them no alternative: 
but in a country where transportation facilities are so exceilent th~ 

' reason strikes one as inconclusive. There is plenty of open country 
quite close to New York. But the l1igh price for this undeveloped land 
is an important factor in preventing expansion. Real estate suitabl e 
for residences cost s, it i s said, four or five times as rauch as similar 

58~101 1:)9-N sites 
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sites in the enYirons of London. It has also been pointed out that 
owners of real estate, by holding out for excessive prices, n1ake it 
difficult for railwc1Y con1panies to extend transportation facilities and 
charge fares which working people can afford to pay. The only 
apparent 1·e1nedy is the adoption of so111e fon11 of land-value taxation 
sufficiently high to 111ake the holding of idle land unprofitable. But 
although 11wny refor111ert> <:ne advocating ]and taxation, the great n1ass 
of the people a1·e eage1· ]and speculato1·s, cll1C1 consequentl)' opposed 
to any change in tbi s cbrecbon. P1·obably in no country in the world 
is gan1bling jn 1·eal este~te can·ied to such lengths as is 1\.Jnerica. 

Co-operative Apartment House, New York. 

This econon1ic factor is certainly i1nportant, but I doubt whether 
it is sufficient to explain the unpan1 l1eled congestion of New York. 
There is anothe1· reason of a sociological character. New Yorkers, it 
seen1s to 111e, lwve grown to love the Jife of the city, its bri lliancy, its 
crowds, its p leasure-houses, even the del1fening 1·oar of the ele\T~ted 
railways. They have sldfered the tenen1ent-house systern to grow to its 
present proportion because, on the whole, they· preferred it; and I 
should i1nagine the3r would be n1ther unhappy in our sparsely-peopled 
suburbs where life is quiet and healthful enough, but extre1nely dull 
and petty. Also, no doubt, the better so1-t of tene1nent house offered 

convenjences 
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conveniences which sin1plified the housekeeper's work. For the san1e 
reason, 1nany people in S:ydney are now crowding into boarding and 
aparhnent houses. But here, as in K ew York, this n1ode of life will 
mean sn1all fmnilie . 

I-Iousing refonn in ~ ew York ha,· usuall y taken the fonn of 
atten1pts by rich philanthropists or co-operative societies to produce 
the perfect tene1nent house . Evolution is n long the lines of the tene­
ment, although there are not wanting signs of a reaction in favour of 
the sul)lnban hon1e nnd garden sub1uh. An1ong the best known of the 

'New- law Tenements, Brooklyn. 
Rental £3 is. 6fl. to £4 10s. per moutl1, for three and four room apartm <! nl;;. 

n10del tenement enterprises are the I-Ion1e, Tower, and Hiven;jde build­
ings, erected by A . 'l'. \ Vhite. They occupy about 50 per cent. of the 
aJlotment and are huilt round three sides of a square, and are six 
. toreys high. Hoon1s are fr01n 15 ·to 18 feet long, by 7 to 10 feet hroad . 
.I\parhnfmts are all self-contained; they are supplied with water, clotheg 
press, stoves, kitchen and pantry 1ittings. " There are du1nb waiters 
for raising fuel and provisions; ash-shoots, which 1nust be regularly 
disinfected; garbage has to be burned." These buildings pay fr01i1. 5 
per cent. to 10 per cent. and are kept clean and in a good condition of 
repair. Rents vary fron1 1 dollar to 3.60 dollars a week, according 
to the n1unber of roo1ns and situation. In 
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In 1896 was organised the City and Suburban Homes Company, 
of which ~lr. E . R. Gou]d was the President. It has erected a nun1ber 
of " n1odel '' tenen1ents, including one for won1en. They are an 
advance on the \Vhite buildings. Son1e of these buildings contain 
kindergarten and playromns for the children. A fecltlne of the work of 
this con1pan)T is that it has encouraged the s1nall investor, n1any of 
then1 belonging to the working-class, to take shares, which are 10 
dollar, · each. 

_t\_ brief de cription of this con1pany 's Junior League House for 
won1en and girls will give some idea of the best that can be done at 
present, in tenen1ent houses, fo1· the accon1n1odation of people of slender 
1neans. The Hon. e is a six-storey fire-proof stl·ucture of rather hand­
sonle nppearance, with five balconies, or " porches " as New Yorkers 
call then1~ J 1 feet wide and :-38 feet long. Internally it has n1any con­
veniences-electric lift, telephone booths, trunk-roon1 (with individual 
con1pa1'tn1eJJts), a type-\Yriting roon1, a 1nodel laundry, equipped with 
porcelain tubs, steam. dr~Ters, and every facility for ironing. On each 
floor there is a large living roon1, with open fire-places and an abun­
dance of con1fortable chairs. The bedroon1s are supplied ·with white 
ena1neJled beds, chiffonier, and closets for clothing; a table, a rocking 
chair, a rug, and dainty curtains for the windows. The dining-roon1 is 
a fine roon1 on the ground floor, with windows looking out upon park 
and river. The tables are sn1all, each designed to accon1n1odate four 
persons. On each floor there are two sets of bathroon1s and lavatories, 
with hot and cold water always available . The whole building is heated 
hy stemn, and there is a radiator in every bedroon1. 

T\vo regular n1eaJs are served-breakfast and dinner. The 
fon11e1· consists of fruit or cereal; n1eat, eggs, fish, or bacon; coffee, 
n1ilk, or cocoa, and bread or roJls. The dinner consists of soup, 
a roast of 1neat, or fish; two vegetables, pie, or pudding, or n1ilk. 
Light lunches are 1nade up at cost price. 

To the jeft of the fo~re1· i" an entertain1nent hall capable of 
holding 600 people. Here are given dances, theatricals, lectures, 
concert., which are free to all the guests. K ear the haH is :1 well 
furnished 1ibrary and reading-romn. In tbe roof-garden provision is 
nutde for gyn1nastics, basket-ball, and other outdoor g;;nnes. 'rhere is 
a]so an attractive reception romn, where guests n1ay receive their 
friends, \\ho are welcmne at all tin1es, " but espec]nlly at the '\\f_•ekly 
J~nres and on Sunday for the inforn1al supper.'' 

It would l)e difficult to find anywhere else so comfortable or so 
attractive a hon1e for won1en. The charge for all the advantages the 
Home offers varies fron1 4 to 7 doll ars a week, according to the size 
and situation of the bedroon1 occupied. The life of the establishment 
js, of course, under control, but it is free fron1 the irritating restrictions 
con1n1on in Britjsh institutions having the sa1ne objects, and it is 
infinitely n1ore interesting. 

It n1a~~ con1e as a surprise to learn that the City and Suburban 
Homes Con1pany is a paying concern; but it differs from the ordinary 
con1n1ercial company in that it does not appear to sacrifice its guiding 
principlB of social betterment to the greed for profits. 

In the last few years n1any others have entered the field, and 
1nodel tenements, com1nodious and often beautiful architectural]y, are 
being dotted about all over the city. Among them may be mentioned 
the Pbipps, \ T anderbilt, and Hartley tenements. All of these are nlar­
vels of planning. Fron1 the point of view of ventilation, lighting, con­
veniences-telephone, electricity, &c.-they leave little to be desired; 
but the general conclusion is that they fail to serve the purpose for 
which they were erected. They were meant for the poorer classes, 
but the poorer classes still continue to live in the old slun1 dwellings. 

The 
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The •' :lYiodel '' tenements are occupied by writers, artists, professional 
men and wmnen, most of them well-to-do. Very few workmen, and 
these only of the higher grades, are found the1·e. The reason is not 
far to seek. ']_,he " models " are too expensive, too luxurious even, 
for the poore:r classes. '' The poor family may look with adn1iratioh 
and desire at the beautiful open stair tenement house, with its spacions 
courts and roof gardens, its large bedrooms in which every windo\'i­
opens on the street; but the poor fmniJy n1oves further up or down town. 
It cannot pay the rents of the n1odel section." AJso it feels out of 
place in an environ1nent which suggests luxury and a certain exclu­
siveness. 

City and Suburban Homes Company, Junior League House, New York. 

Yet compared with Sydney prices to-day, the rentals are not 
high : 3.20 dollars a week for two rooms and a bath, ±.:20 for three 
rooms and a bath, 5.30 for four roon1s and a bath. It would be impos­
sible to get equally good accomrnodation in Sydney for these figures: 
even jf the rooms could be got, there would he no conveniences, and the 
occupants would haYe to use the cmnmon bath. In this one particular­
the separate bath-America is ahead of any other country. It is not 
regarded so rnuch as a luxury, but as a sanitary necessity, like the 
separate towel, and the separate drinking-glass. 

Much as one n1ay adn1jre the mechanical perfection of these 
'' cliff '' dwel1i11gs, it is impossible to believe that they are a solution 

of 
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of the problen1 of housing the poor. Nor are they a solution of the 
housing problem of other classes. Fron1 the point of view of environ­
ment, they are greatly inferior to many bloek buildings in London, 
in Berlin, and _other European cities. In these, the outlook is fre­
quently on boulevards or gardens : in New York the occupant of a tene­
nlent house looks out upon '' cliffs '' as high as his own-both sky and 
streets n1ay be jnvisihle. Parks are too few and too far 1·en1oved; and 
playgrounds for children are conspicuous by their absence. 

Co-operative Apartment, New York. 

Fan1ily life in the apartment house suffers from many dis­
abilities. The children pa1ticularly are handicapped. They have no 
]awns on which to disport themselves, no trees to cJimb or shelter under, 
no healthful outlets for the activities natural to childhood. From the 
eradle they are captives of a wholly artifiejal envjron1nent: an environ­
nlent in which they grow into 1nen and won1en whose thirst for 
mnusen1ent and distraction is insatiable. There are people, no doubt, 
who becon1e immune to its worst influences; but to be born and bred 
in the " streets of Ascalon " makes, I should say, neither for robust 
health nor for a calm and ba]aneed nervous syste1n. Certainly, in the 
rea 1 f-llun1 areas on the east side of New York, tenement house Jife, in 
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spite of many recent improvements, can hardly be other than destruc­
tive to health and morals. This is how the Tenement House Corn­
w_jssion de·scribed the " dumb-bell " type:-

Height of building, five, six, or seven storeys. 
Frontage, 25 feet. 
Depth of site, 100 feet, 90 of which is built upon. 

U pen the entrance floor are generally two shops,-one on each side of the 
building, and these sometimes have two or three living rooms behind them. In the 
centre is the entrance hallw·ay, a long corridor less than 3 feet wide, and extending bad~ 
60 feet in length. The hallway is nearly always dark, receiving no light except that 
from the street door, and faint light that c:omes from the mall windows opening upol1 

the stairs, which are placed at each side of the halLway. Each floor is generally diYideJ 
into four s€ts of apartments, there b€iug seven rooms on each side of the hall extending 
back from the street to the rear of the building. 

The front sets of apartments generally consist of four rooms each, and the sets 
of rear apartments of three rooms each. making altogether fourteen rooms upon each 
floor, or in a seven-storey house, eighty-four rooms indusive of the shops, and room 
behind them. Of these fourteen room s on each floor only four receive d·irect light and 
air .from the street, or from the vmall yard at the back of the building. Gen eraU;y 
along each side of the building is what is termed an air-shaft, being an indentation of 
the wall to a depth of about 28 inches, and extending in 1ength for a space of frou t 
50 to 60 feet. This shaft i. entirely closed on fom· sides, and is, of course, tbe fulJ 
height of the building, often from 60 to 70 feet high. 
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Plan of New York Tenement House, new type. 
Fi\·e-family-on-a-tloor type. Each apartment supplied with bath. 
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The ostensible- purpose of the shaft is to provide hght and air to the five rooms 
on each side of the house, which g~et no direct light and air from the street or yard, 
but as the shafts are narrow and high, being .enclo ed on four sides, and without intake 
of air at the bottom, these rooms contain, instead of fresh air and sunshine, foul air 
and emi-darlmess. Ind2ed, it is questionable whether the rooms would not be more 
habitable and more sanitary ·with no shaft at all, depending for their light and air 
solely ·upon the front and back rooms, into which they open; each family, besides having 
foul air from its own rooms to breathe, is compelled to breathe the emanation from the 
rooms of some eleven 0ther families. Nor is this all. These shafts act as conveyors 
of noise, odours, and disease, and when fire br,eak out serve as inflammable flues, often 
Iendering it impossible to save the building from destruction. 

~fr. Lawrence Vejller, one of the foremost housing refonners in 
A1nerica, sun1s up the ~ituation jn New York in terms which a 
casual traveller would hesitate to use, even if his impressions seemed 
to justify then1. " The conditions in New York," he says, '' are with­
out paraJlel in the civilised world. In no city of Europe-not in Naples. 
nor in Rome, neither in London nor in Paris, neither Berlin, Vienna, 
nor Buda Pe.sth. nor in Constantinople, nor in St. Petersburg; not in 
ancient Edinburgh, nor modern Glasgow; not in heathen Canton nor 
Bon1bay-are to be found such conditions as prevail in modern, 
enlightened, twentieth century Christjan New York. In no other city 
js the 1nan of the working population housed as he is in New York­
in tal ] tenement houses, extending up into the air 50 or 60 feet, and 
"" tretching for 1niles as far as the eye can reach. In no other city are 
there the san1e appalling conditions with regard to light and air in 
the hon1es of the people. In no other city is there so great congestion 
and overcrowding. '' 
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New York Apartment House, new type. 

Four-family-on-a-floor type, with eleetric lift . 

The facts, he quotes, speak for themselves. Of the 100,000 odd 
tenmnent houses, 10,000 have only narrow air shafts, which cannot be 
penetrated by light or pure air; in 20,000 most of the roon1s are without 
'' light or ventilation.'' There are 100,000 rooms, unventilated and 
windowless. Three million people live in 80,000 buildings, so con­
structed as to be dangerous to life in the event of fire, taircases, halls, 

and 
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and floors being all built of wood. Over a million have no private bath, 
and no private sanitary conveniences. The model tenements, of which 
there are twenty-five groups, housing 171,940 persons, are almost 
negligible in so vast a wilderness of squalid congestion. 

It is hardly necessary . to adduce statistics to prove that life 
under such conditions cannot be healthy. As compared with the cottage, 
the tenement shows a far higher death-rate, particularly of infants, 
and on the average, has twice as many victims of tuberculosis. 

Mr. Aldridge, in a paper read at the ninth International Hous­
ing Congress in Vienna, 1910, endeavours to prove, and so far as 
England is concerned, succeeds in proving, that the cost of the block 
or tenement building is higher than the cost of the cottage per room, 
and this ::1part altogether from the land cost. It is commonly believed 
that the large building can be 1nade n1ore cheaply, room for room, than 
the cottage, just as a large businesr::; can as a rule be run more economi­
cally than the s1nall one. Statistics show that in England ~ at any rate, 
the cost per romn of block buildings is much higher than the cost per 
room of cottage buildings. The latter varies from £50 to £70, whilst 
the fonner varies frmn £70 to £140; r educing the :figures to an average 
it is found that the cottage room cost s on the average from £50 to £60, 
whilst the block room in London costs on the average £92-in many 
places the average is much higher. The explanation of this great dif­
ference in cost per room is not attempted by Mr. Aldridge, and indeed 
the evidence is insufficient for any satisfactory theory. If Alnerican 
figures were available, considerable light might be cast on the subject. 
It may be tbat English methods and building equipment are not suitable 
for the large structures. The majority of buildings in England do not 
go beyond two, three, or four storeys, and contractors' plants are 
specialised with this end in view. In America, on the other hand, the 
prevalence of the tall tenement or shop has led naturally to Inachine 
methods and a speciali sation of plant, which all tend to expedition and 
economy. In the absence of fuller evidence, however, it is impossible 
to arrive at any· definite conclusion. 

I should like to say here that I was greatly impressed by the 
methods of building adopted in the large cities in America. To a large 
extent the An1ericans have abandoned the stone or brick fortress type 
so common in the public buildings of Sydney-buildings which some­
times take years to con1plete and are relatively very costly. Huge 
structures with steel framework can, in America, be run up in a few 
1nonths and clothed with marble or tiles in a surprisingly short time. 
British people are inclined to cavil at these buildings, largely because 
the type is unfamiliar to them. Architectura11y, many of then1 are 
beautiful; among them, indeed, may he found some of the :finest speci­
mens of modern architecture. 

I have gone into the question of tenen1ent or apartment build­
ings because, (1) it is inevitable that a certain proportion of working 
men and an increasingly large proportion of people of other classes 
will live in such buildings, and (2) because, if this be so, it is extremely 
desirable to follow the best models and to alter our construction methods 
so as to ailinit of a larger use of machinery. It will also be neeessary 
to adopt a new code of building regulations with regard to buildings 
of this class. Only a certain proportion of the ground should be built 
upon, and this proportion should diminish with distance from the 
centre of the city. In the suburbs apartment structures should be 
limited to a reasonable height and not more than 25 per cent. to 50 
per cent. of the ground covered. vVhere a large number of boarders 
or of families are to be housed in one dwelling, sufficient ground for 
recreation should be regarded as essential. Stringent regulations are 
necessary as to safety from :fire; lighting of rooms, staircases, halls; 
ventilation; size of rooms; sanitary arrangements; heating; disposal 
of garbage. 

58301 139-0 CHAPTER XI. 
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CHAPTER XI. 

Possibility of building good houses cheaply. 

~lnny ho11sing f-)chemes 1nake lwih end n1eet at the expense of 
t!w occupm1ts' comfort and conYenience. Son1e, in the effort to meet 
the clen1nnd for 1o\\ 1·entals, have been driven to put up cheap, tawdry 
·tructlu-cs, which cost little to build but n1uch to keep in repair. Others 

resort to cheap fittings-always dear in the end, or cut down the size 
of Jiving-roon1 and bedroon1s until tJ1ey become n1ere hoxes, in which 
f8n1j ly life is in1possible, or attempt to squeeze into one roon1 things 
which were never intended to go together. In England T snw not a 
few examples of the latter. I\:itchens, which cmnbine · cu ll er~; and 
bathromn,-a bath which during the day erved as a table, can hardly 
he considered convenient. Econon1ies of this nature are not tbe things 
honf;jng 1·efonner should countenance. 

Mr. Rowntree's £90 Cottage. 
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It seems much more desirable to encourage new experin1enting 
i:g 17egard to materials and n1ethods of construction. In every country 
there are now scientific bureaux and stations for the systen1atic tudy 
of possibilities of jn1provement iu agriculture, jn engineering, and the 
like. Snre]y there is an equal need for scientific experjn1entation in 
housing. Something in this direction has already been accomplisheJ 
in England and A1nerica. Exhjbitions have frequent]y been held for 
the purpose of showjng what the nrchitect and builder can do in the 
way of cheap housing. These haYe had good results, though some have 
e:t;tcouraged the false econon1ies already referred to. Far n1ore hopeful 
is the ·v{ork carried out by JYir. Rowntree in York, by the Russell Sage 
Foundation, and by the City and Suburban Houses Con1pany of New 
York; a] so by J\1r. Edison. These r~re rea ll y attacking the problen1 in 
the only way that offers a satisfactory so]ution. \Vithout in ai_I~' way 
reducing the standard of comfort that ought to be aimed at, they are 
concentrating attentjon upon jn1proYe1nents jn the 1nannfachue of 

Mr. Rowntree's Cottage. 

bouses. There is here a field for very profitable and urgently necessary 
investjgation. In Australia, it must, I think, be ad1nitted, we are out of 
touch with a good deal that is being done in other parts of the world. 
\Ne know little or uothing of the Jines on which investigators abroad 
are working, and we are slow to hear of the discovery of improved 
processes. Surely in so in1portant a matter as building we oug·ht to 
have son1e organised method of getting complete and up-to-date 
information of experiments elsewhere. That is the first step, but 
we ought not to stop there. We ought to have a laboratory of 
our own, and experts of our own, thinking, experin1enting, and 
co-ordinating all that is already known. In work of this kind 
also it is necessary to combine various kinds of experts. The 
scientific man, the chemist and engineer, must collaborate with 
the artist and architect, and they 1nust understand the limitations 
of the bujlder 's art. The concrete expert and the builder will put you 
up strong and durable buildings of concrete; but if, as too often hap­
pens, the c] ai1ns of artistic design have been ignored, the buildings will 
be incurable ug]y. On the other hand, the primary aim of such experi-

menting 
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n1enting E:!1onld be a saving of cost. 1Iore and more pressure should 
be brought to bear upon the scientific expert and the architect to 
cheapen the production of dun1ble, well-designed and well-built houses 
at a cost which the mass of the people can afford. 

So far as my observations go , th e n1ost profitable line of inves­
tigation at present is the concrete lwu~e. True, local specin1ens are 
neither attractive nor cheap, hut that is probably because we do not 
know the economica l ways of making it, nor understand the art of 
de~igning concrete buildings, which sha lL not be offensive to good taste. 
l\1r. Rowntree 's four-roomed concrete cottage, which cost only £90 to 
build~ is an exan1ple of cheap construction. The design might easily 
he improved upon by an architect who understood the n1ateriaL and 
knew the necessity of co-operating with the scientific man and the 
builder. l\{r. Grosvenor ..t\_tterbury, at Forest Hills Gardens, has 
proved that concrete can be adapted to almost any requirement of 
colour and form. In so1ne of the western towns of America, great 
progress has been 1nade jn the art of n1aking hou es jn concrete beauti­
ful as well as fairly cheap. I venture to reproduce fr01n the Crafts'lnan: 
of l\{ay, 1910, two ._·pecjn1en. of concrete eottages which are cheap to 

Concrete Cottage. 
F rom 1.'he Cmjtsman , ~[a ~·, 1910. 

Seaside Cottage in Concrete. 
Reproduced from 1.'he Cmft.~man, May, 1910. 

build, and have a certain attractive . implicity aboi1t then1. The walls, 
fioo1·s, nnd roof are entirely n1ade of reinforced concrete; in the latter 
a decoratiYe effect is got by the use in the concrete slab or block of 
coloured inlaid t iles or brieks-a kind of decoration which can be 
easily O\~erdone . It is usual in the solid wall type to ensure freedom 
from dampnes~ hy the use of a water-proofing con1pound, which is 
mixed with the water used in wetting down the sand and ce1nent. The 

second 



109 

second illustration bears a resemblance to the Mexican adobe Cottage 
sti1l to be seen in California. 

The Morrill system also seen1s to promise good results. It con­
sists of portable steel moulds, which may be quickly set up, :filJed with 
r'ement and ren1oYed, '' leaving a polned house coinpletely con­
structed. '' l djd not see any dwellings constructed by this process. 
Professor Ford, in his pmnphlet on :Housing, says: '' Several settle­
nlents of these Jwuses, of fr01u four to six roon1s, have been built. The 
cottages, of pjcturesqne design, are planned to sell in quantity with 
land fron1 1,000 to 3,000 do1lars each.',. When it is rmnembered that 
labour is probably clearer in America than here, it is evident that -this 
1nethod is chea1)er than any employed in Australia. I have not been 
able to get partjculars of the process or pictures of the cottages in time 
for this Report; they will be submitted, however, when they arrive. 

I do not, of course, lay claim to any technical knowledge, but I 
saw enough during 1ny tour to convince me that for cheap builaing, 
concrete is the Jnatel·jal of the future, if not of the present. \Vhether 1\tir. 
Edison will evm· br]ng to perfection the son1ewha.t sensational methods 
and processes of which so much was heard a year or so ago, seems 
n1ore than doubtful; but, quite apart from this, there have been recent 
improvmnents, Jike thm;e 1nentioned, which will repay investigation in 
.A .. ustralia. Whether any particular method will prove cheaper than 
brick win of course dep<~nd on various local factors, such as the price 
on the spot of the ingrcdjents, and the Jocal cost of manufacturing. 
:lVIy impressjon is that on a site hke the Dacey Garden Suburb, con­
crete cottages could be made cheaper than those being erected, and 
quite as attractive in appearance. But we must secure the expert 
knowledge, and 1nust be prepared to experiment with an eye to local 
conditions. i1. factory for n1aking concrete , labs (on J\{r. Atterbnry's 
princjp]es) costs, I understand, about £5,000 in America. It would cost 
1nuch n1ore here, because the n1achinery and the n1en capable of using 
it and n1aking experiments would have to be imported. If we are not 
prepared to import men, the only alternative is to send a suitably 
trnined 1nan fron1 Australia to study what i s act-ually being done in 
.... ~n1erica. On the whole this is perhaps the preferable course, but little 
good will come from it unless the right man is sent. The so-called 
pnwtical man would be of little value in this connection. He would 
n1erely imitate what he was able to understand, and that would not be 
lTiuch. vVhat is wanted is a scientifically trained engineer or architect 
with son1e knowledge of concrete. Such a man would be able to give 
an inte1ligent account of new processes, and wou]d be able to carry on 
improvements along the most promising lines. \ iVhatever is achieved 
by the scientific man must be brought to two tests: it 1nust be prac­
tica 1 fron1 the builder's point of vim,r, and second, it must ]end itself 
to arti stic treatnwnt. If it fails in either of these respects, it shou]d be 
rejected, no 111attcr how cbeap jt is. 

CHAPTER XII. 
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CHAPTER XII. 

Town-planning as a Preventive of Future Evils. 
Unless definite action is taken, 1nany of the evi l housing condi­

tions described in thi report will he repeated in suburb after suburb 
on the outskirts of our cities. To take Sydney as an ex:an1ple : there 
itl nothing to prevent suburbs that are now fairly vleasant fron1 being 
jn time turned into squalid places hke Surry Hills, Redfern, and \¥ ater­
loo . As population inc1·eases the land-owners, following their usual 
practice, wj]l build closer and closer together, and are not likely to 
waste much thought or money on the provision of playground and other 
:open spaces. The Local Governn1ent systen1 of taxation, unaccorn-
panied by building regulations, is already having this effect, and what 
was once a street of gardens is rapidly being conve1'ted into a row of 
terrace houses, or closely packed vil1as. The same errors of ]ay-out 
will also he repeated. The in1portant avenues will be too narrow for 
the traffic of the future, and far too narrow to ad1nit of tree-planting. 
Residence streets will be too wide, and n1uch n1oney will be wasted in 
forming the1n the full width. Little or no attention will be paid to the 
co-ordinating of the road and park systen1 of one suburb with those of 
another. Shops and factories will spring up anywhere according to 
the fancy and apparent interest of individuals. Vvorst of all, perhaps, 
the land speculator and the jerry-builder will have free scope to spoil 
natural beauty, and lay up much trouble for the future .. 

Quadrangle, Liverpool Garden Suburb. 
Wrom "Garden Cities and Town Plallning·." 

To avoid those evils it seems to 1ne absolutely necessary to endow 
the city with ample town-planning powers, and to see that these powers 
are not left in abeyance, or applied without knowledge. 

The principles of town-planning are best understood from a 
study of good examples. Some of these I have described elsewhere. 
In addition, it see1ns necessary to state in brief form what appear to 
be the essential principles. As I understand the1n, the objects of town­
p] anni ng are :-

]. To exercise forethought in the planning of cities and city develop ­
ment, so as to avoid the costly improven1ent schen1es which lack 
of forethought renders necessary. 

2. To take into account everything that helps to make life worth 
Jiving in cities; not only the houses in which people live, but 
the surrouncbngs. Town-planners insist that a city is more 
than a place of business, 1nore than a n1ere hive of industry. 
It is a place where thousands, perhaps n1illions, of people have 
to live and bring up families . Out 
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Out of these two come the fundamental principles which the 
town-planner takes as his guide in drawing up a schen1e for future city 
developn1ent. Some of these principles are well stated by Herr 
Schmidt, of Essen, in the Garden Cities and Town Planning Magazine. 

(1) Ecmwmic Cons,icl erat,ions. 

In layjng out of the street plan, the distinction between main 
tho1·oughfares, ~econdary thoroughfares, and residential streets ought 
to he clearly brought out. By observing this the expense of the making 
and keeping in repair of streets will be reduced to a minimum. The sur­
face contours should, as far as possible, be taken into account in laying 
out the streets, so that, in dealing with whole quarters of the town, the 
expense of excavation n1ay be avoided. 

Twenty-five acres of Liverpool Garden Suburb, as it might have been, with 41 houses to the acre. 

(2) Pt~blic Ii eo lth Requirernents. 

Public and p1ivate open spaces (streets, squares, tree and shrub­
planted C0111n1ons or parks, courtyards, gardens) should be provided for 
in a sufficient percentage. On the outskirts of the town no 1nore than 25 
per cent. of the ground should be covered by buildings. The percentage 
of open space n1ust decrease towards the town centre, and may only 
there reach its n1ininnun limit. The public greens extended by play­
grounds and sporting grounds should penneate the town p]an in a 
concentric direction. It is desirable to secure as far as possible a 
connection between public and prjvate green spaces. In ]aying out the 
streets an east to west a ·pect should he avoided. 

Liverpool Garden Suburb, as it is, 11 houses to the acre. 
From "Garden Cities and Town Planning." 
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(3) Conside ,ration of Beauty. 
In laying out streets and open spaces, bearing in mind the con­

tours of the site as a whole, the ground plan, longitudinal and cross 
sections, ought to be governed by considerations of beauty. V\nether 
the streets should be curvilinear or straight, or a mixture of both, is 
dependent on contour, aspect, and other matters that differ from site 
to site. 

To these may be added the following:-
( 4) Full consideration of the constituent parts of a city, and an 

endeavour to arrange them into a convenient and ordered 
systmn. 
These elements are :-·­

Factories. 
Warehouses. 
Offices. 
Shops. 
Public buildings. 
Public parks, playgrounds, &c. 
Private dwel1ings. 
Streets, and other n1eans of communication. 

In old cities it is difficult, except at great cost, to remedy former 
mistakes, but the task has usually to be faced sooner or later. In exten­
sion plans, however, it is possible to avoid similar mistakes, and to deter­
mine beforehand the lines on which development shall take place. In 
German and other town-planning schemes an attmnpt is made to mark off 
areas suitable for business and industrial centres, for public buildings, 
for parks, and for residences. This is done at Letchworth, where an 
area of nearly 4,000 acres has been treated on these lines. Gennan city 
plans '' provide not only for broad direct traffic ways, circumferential 
boulevards and parks, but equally for picturesque and retired residence 
streets, segregated factory areas and open building. '' These principles 
are well summed up by 111~ . Raymond Unwin : '' The garden 
city moven1ent, which in England is almost identjcal with the town­
planning movement, stands for a n1ore harmonious combination of city 
and country dwe1ling-houses and gardens. The rapid growth of towns 
and cities during the eighteenth and nineteenth centuries, due to the 
organisation and concentration of industries, took place without any 
proper regard being shown for health, convenience, or beauty in the 
arrangement of the town, without any effort to give that combination of 
building with open space which is so necessary to secure adequate light 
and fresh air for health, adequate unbuilt-on ground for convenience, or 
adequate parks and gardens for the beauty of the city.'' 

Good housing is an important aim of town-planning and town­
planning principles are essential to good housing. In England town­
planning grew directly out of the housing movement, and this fact gives 
it a special character. This intimate connection does not always ex1st. 
American town-planning schemes relate chiefly to new civic centres, 
new railway stations and approaches, the improvement of streets and 
parks, but so far they have hardly touched the laying out of residential 
areas. The German movement stands midway between the two. Housing 
is for the most part kept steadily in view, but in Berlin, and other 
large cities, there has been a tendency to spend too much on display. 
'' The Berlin system of town-planning,'' Professor Eberstadt informed 
the Birmingham Housing Committee, '' is characterised by uniformly 
broad i1nposing streets, that certainly must inspire the foreigner at first 
sight, but the consequences of this system are injurious to the housing 
itself. The extraordinary expense of street-planning compeis the erection 
of the five-storied tenement house flanked by deep courtyard buildings, 
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known as the tenement barracks. Land prices, consequently, generally 
rise to the corresponding value of the tall tenen1ent buildings, and 
are swelled beyond by most active speculation. Building ground in the 
residential districts of Berlin costs £16,000 to £20,000 an acre and more.'' 

The English school on the other hand have never lost sig·ht of the 
importance of housing, and their efforts have been directed mainly to 
the creation of garden suburbs in which workmen can find good homes, 
at moderate renta]s, and ;.;urroundings that make for health and a 
cheerful social Jife. 

One of the cmnmonest objections to the development of estates 
on town-planning lines is that it is not cmnmercial. And to the ordinary 
speculator in land and bui]dings, who aims to get as many houses to the 
acre as possible, a lay-out like that of Hampstead seems a prodigal waste 
of land. It is also cmnmonly thought that rents must necessarily be 
higher \vhere the ground is not fully utilised for building purposes. 
" It has generally been assumed," says Mr. Raymond Unwin, " that, 
though it may be necessary to some extent, to put a limit to the number 
of houses that may be crowded upon an acre, this limit should be made 
as high as possible, and that any limitation must necessarily be a seriou8 
tax upon the cmnmunity. It can, however, be shown that this view is far 
from correct; that, o.n the contrary, the greater the number of houses 
crowded upon the land, the higher the rate which each occupier must pay 
for every yard of it which his plot contains, the smaller will be the return 
to these owners of land in incrmnent value, and, indeed, the less would 
be the real econon1y in the use of the land.' ' 

:Nir. Unwin illustrates his contention by taking two sin1ilar areas 
of ground and working out the cost of development with the larger and 
the smaller nun1ber of houses to the acre. 

Scheme I shows the maximum nu1nber of houses which can be 
built per acre under the by-laws. Roads are 42 feet wide, lanes 9 feet 
wide. There are thirty-four houses to the acre. 

Scheme II developed in accordance with garden city principles, 
has only 15 ·2 houses per acre. Houses are of the same size, and occupy 
the same frontage, but are built in groups of two, four, or six, and a 
space is left between each group. No back roads are needed, the space 
th~y would have taken up being used for playgrounds and gardens. 

58301 139-P 
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Assuming that the cost of the ]and in each case was the san1e, it 
is shown that there is so great a difference in the cost of development 
(chiefly owing to roads) that the price of a plot per square yard under 
Scheme II . is 4s. 914 d. as compared with · lOs. 41j2d. in the case· of 
echeme I. I give a table and diagranlS to illustrate these points :-

Number of hou es .. : 
Average size of plot 
Cost of roads 

SCHEME I. 
Land at £500 p.a. 

10 acres. 

340 

83! sq. yds. 
£9,747 10s. 

Cost of land ... £5,000 . .. 
Cost of land ana roarls per house .. . 
Equivalent ground rent per week .. . 
Price per sq. yd. . .. 

£43 7s. 6d. 
Sd. 

10s. 4!d. 

S CHEME II. 
Land at £500 p.a. 

10 acres. 

152 
2611 sq. yds. 

£4,480 
£5,000 

£62 7s. 5d. 

ll!d. 
±s. 9-ld. 

No account here is taken of the social benefits arising from the 
treatn1ent of land on the garden city principle. If the residential areas 
of whole cities could be laid out in this way, the nation would be saved 
an untold loss through the physical inefficiency of the people, as great 
a loss through moral degeneration due to dreary surroundings, and an 
enormous loss to ratepayers through unnecessarily expensive road 
systems. Mr. Nettlefold points out that the application of town-plan­
ning principles by diminishing the cost of development, and by re1noving 
the fear of the jerry-builder, would bring large quantities of land 
into the market, and so give the people the benefit of cheap land. But 
there are many other advantages. Town-planning, by getting all the, con­
stituent parts of a city into a harmonious whole, saves time to business 
men; prevents wasteful juxtaposition (like placing noxious factories near 
parks, n1aking it necessary for heavy traffic to pass along boulevards, 
residential streets, &c.), and lastly, it would avoid the enormous cost of 
in1provement schemes. 

But town-planning, if it is to secure all these advantages, must 
not be entrusted to amateurs, or even to experts, if they are inexperi­
enced, or are destitute of imagination. In England, Germany, and 
America, the necessity of this is fully recognised, and cities compete 
with each other for the best talent. It is also recognised that the best 
results are obtained through the co-operation of various kinds of experts 
-architects, landscape architects, engineers, and men who have special 
knowledge of the social an,d economic condition of cities. 

CHAPTER XIII. 
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CHAPTER XIII. 

Housing Polic~. 

DrscussioN AND REcOMMENDATIONS. 

Before venturing upon recomn1endation of a particular policy, 
some discussion of general principles seen1s to be necessary. 

1. TheN ecessity of Town Planning. 

There is one principle that appears to apply to all housing 
a.ctivity--I n1ean the necessity of son1e fonn of enlightened public con­
troL I have already indicated 1ny belief that such control, whether 
exercised by the State or Local Government bodies, will be valueless 
unless it is inspired and guided by 1nen trained in the best schools 
of town-planning. If it is exercised by amateurs, or by men who, 
having the training, have not the gift of constructive imagination, we 
shall simply have a repetition of the old blundering and unrelated city 
expansion; and all that side of the housing question which has to do 
with '' an1enjty, '' with the economic use of land, with the n1aking of a 
well-planned and beautiful city, will be left to the tender mercies of the 
incompetent. I have · shown, I think, that the provision of better homes 
for the pe.ople is bonnd up inextricably with the wider policy of 
ensuring a health)r and attractive environn1ent. This 1neans re-planning 
tbe old and planning the new so as to avoid the old mistakes. If, in 
our business and industrial centres, we still allow the cult of the ugly, 
the squalid, and the inconvenient, to be followed without protest, we 
shall, as a natural consequence, carry this san1e spirit into those parts 
of the city where the people live and spend their leisure hours. It has 
been shown tjme and again, that factories and other places where n1en 
work, have a direct influence on their ho1ne life . If these places are 
ugly, unclean, situated amid dingy and depressing surroundings, the 
majority of the workmen will carry something of this ugliness and 
dinginess into their home life. On the other hand, if our industrial 
areas are designed in the spirit of Port Sunlight and Bournville, they 
wiH be powerful agents for improving the taste and character of the· 
workers. '' The surroundings of work react upon the quality of 
life."* 

'' The Plymouth Cordage Company, of Massachusetts, found 
that in consequence of surrounding their factory with lawns and shrub­
beries and covering its walls with creepers, ' the e1nployees took home 
with them the lessons we were endeavouring to teach.' They started to 
fix up their own grounds. \¥ alks that had never seen the edging knife 
were edged, and lawns were carefully cut, which at once began to lend 
an entirely different character to the homes of the en1ployees. ''t 

The city as a whole may be made to have a similar influence. 
vVell-kept parks and boulevards, clean and well-kept streets, archi­
tecture ·which, instead of disfiguring, gives beauty and dignity, not 
only inspire the people with a justifiable civic pride, but help them to 
realise in themselves a truer and wholesomer art of life. 

This has truly been called the " urban age." The city has 
'' come to stay.'' The '' back to the land '' cry cannot alter this fact, 
and cannot succeed unless it brings to the country something of the 
social attractiveness of the city. If this be so, it is incumbent on those 
who control cities to strive to n1ake the1n true centres of civilisation by 
ren1oving those features which now make for the decadence of urban 
population. That this can be done is clear from what is being accom­
plished in hundreds of cities to-day. It is a slow process; it costs much, 
but not nearly as much as leaving things to take their course will cost. 
Here and there the City Beautiful is appearing, the city that does not 
destroy hun1an life and character. But such cities do not come of 
themselves. They are planned in every detail, and planned for the 
distant future-.so far as it is possible to anticipate the future. 2. 

'Y-' Pigou : Wealth and \Velfare. t M e::tkin : Modern Factories and Villages. 
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2. The City Survey and Plan. 
It is necessary, therefore, to create somewhere an authority 

which by persistent pressure upon individuals and companies shall be 
able in time to produce a city instead of a fortuitous medley of brick~ 
and mortar and maca.dan1. A survey of Sydney, as it stands to-day, 
must be taken, and its defects made clear, even if it hurts the vanity 
which we n1istake for civic pride and patriotism. The next step is to 
prepare a plan for the improvement and future development of the 
city. This plan must be the work of various experts, but chiefly 
of architects, landscape garden architects and engineers. Before 
adoption it should be published and fully discussed, and passed upon 
by the highest authorities in town-planning. The cheap advice of 
third-rate men is always expensive in the long run. When a genernl 
seheme has been agreed upon, it will form the touchstone by which the 
cjtizens may test the efficiency of their councils. It should always be 
kept in the public eye. Probably this can best be done by private asso­
ciations. It is, of course, impossible to undertake at once all or even a 
sma ll proportion of the changes the plan will certainly require; but 
progress should be continuous and every year should show something 
done towards the creation of a conveniently arranged and beautiful 
city. 

Naturally, in preparing the plan, the expert will take into con­
sideration all the constituent elements that make up a city,-its Rhop­
ping and business quarters, its industrial are.as, its residential areas, 
its paTks, its street architecture, its transportation-and here it will be 
necessary to get the assistance of other experts, for the city must not 
only be beautiful, it must be convenient and arranged to serve all 
legitjmate interests. Consideration will have to be given to such ques­
tions as these :-

(1) TLe 'allocation of special areas to industrial, to commercial, 
and shopping purposes. Factories which give out objection­
able fumes should be prohibited in the neighbourhood o£ resi­
dential quarters, and should be so placed as to avoid smoke 
and fumes being carried over the city by prevailing winds. 

(2) The possibility of decentralising suitable industries so as to 
prevent undue congestion. 

(3) r~rhe increase of " amenity " in industrial and business 
sections. 

( 4) The improvement of street architecture. The erection of 
buildings on narrow frontages, or of any buildings without 
due consideration of architectural beauty, should be pro­
hibited. As far as possible, the owners of allotments should 
be made to pool their interests so as to admit of the har­
monious treatment of a whole block. Such a pooling of 
interests will pay. It will avoid waste of space and waste of 
building material, and permit the erection of well-planned and 
commodious buildings. 

How far the scheme prepared by the Royal Commission, which in 
t_lune, 1909, reported on Improvement of the City of Sydney and its 
Suburbs, has been followed I am not prepared to say. So far as I can 
see the public have forgotten the recommendations made. Nobody 
appears to know whether the council or any other authorities are 
using these ·recommendations as a working-plan. The Municipality of 
Sydney has done some notable . improvement work, chiefly at the 
instance of the late Lord Mayor, Sir Allen Taylor; but whether it is 
going to do more, and what lines it will follow, are not clearly under­
stood by the people. Obviously much cannot be done until a Greater 
Sydney is created and clothed with adequate powers. 3. 
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3. The State in Relation to Housing and Town Planning. 
The State must legislate so as to endow appropriate authori­

ties with powers needed to do the work. A complete town-planning 
and housing code is indispensable, and the State alone can supply 
this. rrhis· is a State function. But when the question of operation 
comes up, there is immediate division of opinion. Shall the State be 
directly responsible for the town-planning and housing problem! 
Shall it administer its own legislation 1 Shall it even enter upon 
sehemes of construction 1 

Before answering these questions, it is well to insist that local 
authorities, constituted under the laws, are an integral part of the 
G-overnn1ental machinery of the Sta:te. \i\That they carry out the State 
carries out through them. The powers they exercise are delegations 
fron1 the centra~ authority. The reason of this delegation is that the 
local body is considered better fitted to deal with certain n1atters than 
the State. In essence it is merely an attempt to make government 
more efficient through better division of labour. So far as town­
planning and housing are concerned, the question of who is to be 
responsible for administration of the law, is merely a business one. 
\Vhich of these two--the State or the local authority-is likely to 
carry out the duty the 1nore efficiently '? Looking at the problem in this 
way, and judging by experience in other countries, I have been forced 
to the conclusion that the central G-overnn1ent is not so well fitted • 
either for adn1inistra.tion of the law in detail or for a policy of con­
struction, if it be decided to endow any public authority with power to carry out such a policy. The State has too 1nany important . int€lrests 
already, and its organisation is, in my opinion, too centralised to admit 
of efficient and economical n1anagement at a distance. But even if it 
could undertake successfully the control of a policy of construction, it 
might not be wise to do so. vVhen the central authority attempts every­
thing itself it is apt to deprive local bodies of interest in affairs that 
are of n1ore i1nportance to them than anyone else, and to paralyse 
their enterprise and sense of responsibility. Wherever town-planning 
and housing have made most progress there will be found the keenest 
local interest and the keenest sense of responsibility. It seems to me 
there is far too little civic pride among us, and I attribute this largely to 
excessive centralisation of power and functions. It has usually been 
possible for town authorities to lean too much upon the G-overnn1ent. 
Many things they might have done have been done by others, or left 
undone because they had no power. There can be no keen interest 
where there is no responsibility or where responsibility is divided 
am.ong many. 

It see1ns to me, therefore, that n1unicipalities are better fitted to 
deal with town-planning and housing tban is the State. But whilst I 
believe in casting this responsibility upon the local authorities, I believe 
that the State should retain a general control over the administration. 
It should be the confirming authority. Though an appropriate depart­
ment, it might also act as adviser to the municipalities in any town­
planning and housing schemes they propose to undertake or encourage 
others to take. -where Sydney is concerned something special is 
required: a body of competent experts, to whom all matters affecting 
the improvement or extension of the city may be referred for suggestion 
and approval. In such matters I do not believe in trusting to the taste 
and opinion of any one official, or any group of officials, whether State 
or municipal. For the metropolis, at any rate, there must be the best 
advice obtainable. 

It is necessary, also, for the State to see that municipal responsi­
bilities, particularly in the matter of housing, are not neglected. Fot' 
this purpo~e I should advise the appointment of a Housing Inspector, 
whose duhes would be somewhat similar to those outlined in the 
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description of the 1-Iessian laws. To him would be sent annual reports~ 
containing accurate statistict-1 as to . housing conditions in each munici­

:pality, and a statement of what ha,s been done by the municipality or 
by others under its supervision. It would be his duty to advise local 
.authorities as to their powers and duties, and to stimulate action where 
,IH~cessary. I-Ie should also give attention to the formation of building 
societies, particularly of co-partnership assoe]ations, and should advise 
a~ to .loans of n1oney to such bodies. 

4. Mt~.Jnicipalities c~nd Housing. 

By what agm1cies should the construction of dwellings be 
carried out' 

: Except in en1ergencies, for its own employees, and occasionally 
'for experimental purposes, the State should not, in my opinion, be~.~ome 
a house builder. If any pub1ic body is to undertake building it should 
he the local authority, which is on the spot, and knows-or ought to 
know-the local cOJJ.ditions. The experience of England and Germany 
seems to dernonstrate the necessity of endowing municipalities with 
power to acquire land and to build, if the conditions warrant their 
intervention. But it would be unwise for them to regard then1selves as 
opponents of private enterprise. As in England and Gennany, they 
should co-operate with sound building societies, '' public utility '' 
associations, and even with private individuals who undertake to build 
houses for the working and other classes in accordance with the provi­
sions of the law as to lay-out and structure. The circumstances in which 
their intervention will be justified are:-

1. vVhere statistics show that private enterprise is failing to supply 
sufficient accomn1odation, and where, consequently, over­
crowding is taking p]ace, and rents are rising; 

2. vVhere private enterprise, though active, is not providing 
c1 we 1lings of the size required by the poorer classes. 

Of course .. if a n1unicipality or any other public authority (like 
the Chief Railway Com1nissioner), in carrying out improvement 
schemes dis-houses people, it should be compelled by ]aw to provide 
equivalent accomn1odation. Not necessarily on the san1e ground, or 
even in the same locality; but preferably in s01ne convenient district 
where land is relatively cheaper and better adapted for residential 
purposes. The City Council of Sydney has, in three large improvement 
schem.es alone, den1olished 971 dwellings, and displaced 4,301 persons. 
Taking into account smaller schemes, it has displaced 5,760. But it 
has done absolutely nothing to re-house a single individual. No such 
Tesponsibility was cast upon it. Then there has also been much dis­
honsing due to railway extension, and the encroachment of factories 
and other places of business upon former residential areas. No 
information can be obtained as to the number of people affected. It is 
quite clear , however , that the displacement has been very large, and 
br ought about so suddenly that private builder s have been unable to 
cope with the den1and for houses. Much of the resulting inconvenience 
:Jnd incr ease in rent s might have been avoided if the authorities had 
been compelled to provide equivalent accommodation. 

On the general question whether it is advisable for municipalities 
t o enter upon a poJicy of construction it is difficult to speak with con4 

fidence . The den1olition of Jarge slun1 areas and the erection of 
"1nodel " tenement houses have always proved expensive. A large 
part of the expenditure-the cost of resu1nption- was in most cases 
necessary and unavoidable; but it is not clear that, in erecting dwellings 
on such areas, municipalit ies have always followed a wise course. Their 
qccasional f ailure to make both ends meet, under such conditions, has 
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strengthened the case against 1nunicipal housing. The objection to 
the carrying out of housing schemes by municipalities may be briefly 
stated as follows:-

(1) There is a doubt whether such schemes are really being run on 
a commercial basis. There is always the suspicion that they 
are receiving surreptitious aid from the rates. 

(2) It is contended that n1unicipal undertakings of this nature are 
economical neither in construction nor in management as com­
pared with similar undertakings carried out by private enter­
prise. It is contended that n1unicipal enterprise is apt to be 
Jacking in true efficiency. Its officials, often distrusted and 
hampered as they are, are not usually progressive. They are 
often ignorant of improvements made elsewhere, and are slow 
to adopt improved methods. They may be hardworking and 
zealous, but the peculiarly difficult position in which they :find 
then1selves causes them to play for safety all the ti1ne; and in 
the end they cease to be alert and creative. 

(3) But even if 1nunicipalities could carry out housing with 
economy and efficiency, it would be unwise for them to 1nake 
the attempt :-

( a) A great increase in the number of persons dependent on 
the Council is likely to introduce a dangerous political 
element which, at times, may lead to corrupt practice·s. 

(b) Municipal enterprise tends to paralyse private enter­
prise. If a Council adopts a vigorous policy of construc­
tion, it will drive private builders from the field, and 
stop the flow of capital in this direction; so that the 
Council will be forced either to do all the. work or give 
up its vigorous policy. 

I do not think that these objections will all of them bear exami­
nation. It is true that Councils have, in the past, frequently adopted 
false n1ethods of book-keeping, and knowingly, or unknowingly, aided 
commercial undertakings by grants from the rates. But this faulty 
book-keeping is not inevitable. Municipalities can be compelled to keep 
their accounts accurately, so that the public can see exactly what is 
happening. 

Nor do I believe that 1nunicipal undertakings are usually or 
necessarily uneconomical either in construction or managen1ent. There· 
have, of course, been failures, but there have also been conspicuous 
successes. The contention that public officials tend to be unprogressive, 
and to that extent inefficient, is less easy to 1neet; must, indeed, be 
admitted to have a large amount of truth in it. But they fail, in this 
respect, for reasons that are often overlooked. They fail, not so much 
because the incentive of profits is absent, as because many democratic 
bodies are still distrustful and suspicious of the able official. They 
repress his jndividua]ity and initiative, and keep him so tied to his 
job that he has no opportunity of seeing or ascertaining the best that 
·is being done in his particular line. He dare not experiment with the 
people's money, as private enterprise frequently does. The Councils 
themselves dare not do so, unless some political advantage is apparent. 
The usual result is that the Councils and officials wait until everybody 
else has adopted the new schmne, and some have already thought of a 
still better scheme ! 

In countries where there are a large number of municipalities, 
and where the people themselves are actively interested in ci vie progress, 
a keen rivalry springs up between the different Councils, and the officials, 
by means of frequent conferences, are stimulated to a high degree of 
efficiency. In England and Germany there is much emulation between 
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cities, and there is ample outside criticism of the schemes they · enter 
upon. On the other hand, where rivalry and civic spirit are absent, 
both Councils and officials are likely to be inefficient. 

As to the political danger of an increased number of municipal 
employees, it must be admitted that the danger is not negligible; it is 
however, on]y serious in communities where city government has fallen 
into corrupt hands, and where there is no independent check upon the 
appointment of officials. 

It may at times happen that unwise n1unicipal activity in the 
matter of housing n1ay bring· private building enterprise to a standstill. 
I do not know that this has often happened. It is much 1nore evident 
that private enterprise in every country has needed, not only public 
eontrol, but also the chastening influence of public example and compe­
tition. 

On the whole, experience seems to show that municipalities are 
not incapable of carrying out efficiently a programme of housing. But 
it seems also to indicate that success will depend upon:-

(1) The possession of experience and ability on the part of Councils 
and their officials ; and 

( 2) The existence of a real need for public interference. Indis­
criminate activity is Jikely to have mischievous results. 

vVhilst I doubt the wisdom of a regular policy of municipal 
construction of dwellings, except in special circumstances, I am of 
opinion that a policy of land acquisition is to be encouraged. In this 
Gonnection, the example of Ulm and other German towns is very instruc­
tive. Ulm as a municipality owns about 80 per cent. of the land on 
which the town stands. · The results-aided, of course, by con1petent 
management-have been:-

( 1) A considerable profit on its transactions; 
(2) The diminution, and almost the prevention, of land 

speculation; 
(3) Comparatively low rates. 

l believe such a policy is not only necessary in the interests of the 
people, but that it can be made to pay in a strictly business sense. It 
has been stated, on the authority of the Institute of Journalists (Great 
Britain), that in consequence of the reservation of land for extension 
and improvement purposes, no fewer than 536 industrial towns in 
Germany are practically free of rates. 

5. Local Opposition to increasing Municipal Responsibility. 

There are many people in New South Wales, I believe, who 
wiH oppose any scheme to saddle cities and towns with responsibility 
as to town-planning and housing. They think the city has enough to do 
if it looks after streets, pavements, lighting, and garbage removaL Any 
proposal to add to these time-honoured functions is regarded with 
suspicion, and anyone venturing to suggest a change will be labelled a 
'' theorist '' or an importer of foreign ideals. Sentiments of this sort 
frequently appear in our newspapers, and seem to be received with 
approval. They hardly, however, merit serious consideration. Like 
other things, the city must grow and take on new functions. There 
are forces from within which will compel it to do so, and the 
example of what other men in other countries have done and thought 
is sooner or later bound to make itself felt. It is a queer inverted 
patriotism which rejects a good thing or a good idea because other 
people have thought of it first. It i a similar inversion of patriotism 
to feel annoyed when anybody points out that 'Sydney, for example, 
is not quite perfect. Surely the true patriot is not one who shouts 
that all is well, when many thinO" are far from being well. The 
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true patriot is never satisfied. He has the courage to look imperfec­
tions in the face and wish them removed, and he will use any nwthod 
that has proved serviceable in like circumstances. If a new n1ethod 
occurs to him he will try it; but he has generally the sense to lmow 
that in nine times out of ten the original is but a slight adaptation of 
some idea already tried. 

Naturally, when a city takes on new and important functions it 
is wise to hasten slowly. It has to feel its way-to acquire experience 
in handling the new problmns. But this is no reason why we should 
sit back and do nothing. 

6. The Kind of Housing to Airn at . 
I-Iaving determined who shall be responsible for legislation, for 

its general and detailed administration and the provision of housing, 
it is necessary next to determine the particular kind of housing that 
should be aimed at in Sydney and other cities and towns. I take it that 
no one desires to see either the London or New York tenement system 
in Sydney. A certain proportion of the working men of a city must live 
near to their work, and this is frequently in localities where land is 
very dear. For this class there seems no other alternative but the 
tenement. But it is necessary to avoid inferior models. JYiany of the 
new n1odel tenements ·of New York are moderate in price as well as 
conveniently and attractively arranged. They are better than the best 
of the London County Council block buildings-brighter, airier, more 
convenient, and kept cleaner. Few of them, however, provide play­
grounds and other open spaces. These are essential, particularly play­
grounds for small children, like that provided by the Sydney Harbour 
Trust for its tenants in Munn-street. 

But the tenen1ent will be the exception. The true policy is to 
house the workers where land is cheap and yet suitable in other ways. 
1~hj s land is to be found only on the outskirts of the city. If the 
fh·eater Sydney scheme becon1es a reality, the Council should, in my 
opinion, aim at acquiring areas of land that may be laid out and 
developed on town-pla.nning principles. Personally I favour the German 
plan of never parting with the freehold of such land-or parting 
with it only on condition of pre-emption or other tern1s which render 
speculation difficult. It is not necessary that the city should always, 
or generally, undertake the building of model suburbs. JYiuch of this 
work may well be left to building societies, particularly to societies 
working on co-partnership lines. vVhatever method be adopted, the 
~ity should impose standards of comfort and amenity; it should also 
retain control over ai·chitectui~al style." It ' should, of course, have 
power to make regulations to prevent overcrowding, not only in 
common lodging-houses, but in all dwellings. 

7. Decentralisation and Transport. 
The · ren10val of the majority of working people frmn the con­

ge ·ted central area implies quick and cheap transport. Our present 
sectional systen1 of charges -on tramways is not calculated to favour 
decentralisation. On the contrary, it puts a premium on centralisation. 
I mn not at all sure that the An1erican system is not preferable. The 
5 cent fares covers any d~st.ance, short or long. The charge is probably 
higher than is really necessary, but the principle of one fare for all 
distances, if it can be brought low enough, has a great advantage from. 
the point of view of good housing. 

Suburban development on town-planning lines ensures a plot of 
ground for each family. It is important to endeavour to get land for 
housing purposes which shall be suitable for vegetable fruit and flower . ' ' growing. .A.s mentioned elsewhere, the inhabitants of Bournville and 
other garden suburbs are able to add considerably to their incmne in 
i·his way. Small cultivation, bee-keeping, and poultry raising· may all 
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be made profitable if the community is organised and properly 
instructed. Poultry raising is not, perhaps, desirable in some areas, but 
there seen1s to be no objection when the individual allotments are of 
fair size. 

8. Creation of Rural Villag es for City T1V orkers. 

'l_1here is another kind of decentralisation with which the city 
may . not feel itself competent to deal. I mean that which is in 
successful operation in Belgium. The Belgian National railways give 
facilities for rapid and remarkably cheap travelling, with the result 
that thousands of industrial workers live in the country. Each family 
has a plot of land large enough for vegetable and fruit growing. Many 
are also able to keep a cow, poultry, and pigs. This systen1, as :\1:r. 
Rowntree points out, while it keeps down rents in cities, has a very 
i1nportant bearing on unmnployment. '' A man living in the country, 
when his regular occupation fails him, can generally manage to exist 
with the help of his plot of land. His life may be hard and his diet 
1nay con3ist chiefly of bread, potatoes, and a few green vegetables, 
with a very Jittle bacon; but he suffers less acutely than his comrade 
in the town, who has nothing to fall back upon, and who, when h8 h::ts 
sold his furniture, must either subsist on charity, go to the workhouse, 
or :::;tarve. Often, too, Belgian workmen who, by living in the country 
have kept in touch with country work, country interests, and country 
people, can find a job with a neighbouring farmer when there is 
nothing to be done in their own trade.'' Whether our working men and 
their fmni]ies will take kindly to country life of this kind is a matter 
npon which various opinions will be held. If the right kind of land 
can be got, arid suitable transport facilities be provided, I see no reason 
to doubt the practicability of fonning successful village communities 
in the neighbourhood of Sydney. 

I should apply the same principles to the cutting up of estates 
for this purpose as to garden suburbs, except that there would be less 
need to pro·vide the public spaces required in the latter. By proper 
orgaJtisation life in such a community can, I believe, be made as attractive 
as suburban life. To each village or gtoup of contiguous villages it 
would be necessary to assign an agricultural manager, whose duties 
would be to give instruction in gardening and small farming, and to 
sti1nulate interest and rivalry. tTudging by the example of garden 
suburbs in England, it is not difficult to pron1ote interest and establish 
a healthy community life. Due provision n1ust be made for leisure 
time by the establishment of institutes and hostels, on some such model 
as may be found at Ealing. 

9. Industrial Decentralisation. 

But it is possible to take both the industry and the workmen into 
the country. The example of Letchworth, in England, and Hellerau, 
in Germany, shows that this kind of decentralisation pays manufac­
turers and gives workmen a better chance to lead healthy Jives and to 
bring up healthy children. It is necessary, however, to provide for a 
variety of industries, so as to give opportunity to different tastes and 
talents, and to miniinise the dangers of trade fluctuation and unemploy­
rnent. There have been instances, both in America and Europe, where 
thriving communities have sprung up around one large industry. Port 
Sunlight is the classic exa1nple of what can be done by a benevolent 
autocracy. Such places, however, are rare, and have their own diffi­
culties. It seems to 1ne Inuch wiser to proceed on garden city prin­
ciples and to make plans for a complete community based on a sufficient 
diversity of industry and to ensure fron1 the beginning that the city 
shall exist for the benefit of the whole community. I believe that a 
good deal in this direction can be done on the outskirts of our large 
towns, and municipalities should have it in their power to facilitate 
such movements. 

]0. 



10. Housing in Mining Centres. 
The pro b] em of how best to provide decent homes for our mining 

population is one of urgency. The conditions at Olifton, Oobar, a:nd 
many parts of the Hunter River V alley are a disgrace to a community 
which can afford the best. What has brought about these conditions is 
a question I have not been able to inquire into. The probable causes 
are-(1) scarcity of land which may be purchased or leased on terms 
which would justify the erection of good cottages either by workmen 
or societies; (2) indifference of the companies to the housing of the 
workers; (3) general ignorance of what can be accoinplished by co-part­
nership and other forms of co-operation. In s01ne places a doubt as to 
the permanence of the mine has militated against good housing. 

The first thing to be done is to make land available on reasonable 
terms. In the South Coast country there should be no difficulty about 
this. If the c01npanies or other holders of vacant property adjoining 
the mines will not sell or give leases for long p8riods, expropriation at 
a fair value may be the on]y alternative. If the latter method is adopted, 
the shire or municipality should, in my opinion, take over the land; 
and for this purpose it should have power to borrow from the Govern­
ment Savings Bank or a special fund created for the purpose. When 
the land is available, a plan of develop1nent should be prepared hy the 
local authority and sub1nitted for approval to the housing and town­
planning branch of the Local Government Department. At present 
there is no su'd1 branch and no public authority .con1petent to · deal with 
the proper laying-out of garden suburbs and villages. vVhen the plan 
has been decided upon, steps should he taken to encourage the formation 
of eo-partnership societies. This could best be done by the inspector 
of housing acting in co-operation with the local authority. In most of 
the eastern mining centres the surrounding land is of fairly good 
quality. Every encouragement, therefore, should be given to vegetable 
and fruit growing, poultry, &c. For this purpose an instructor in agri­
culture is necessary, as recommended in the scheme for village settle­
ment. 

11. Treatn~ent of Slurn and other Congested Areas. 
So far I have said nothing as to the treatment of the present 

congested areas where our most difficult housing problems are to be 
found . 

.... -\. careful survey of these areas will show that they may be 
divided into two parts; one in which the present dwellings may be 
improved and repaired, and the other in which ground plans and hous­
ing are bad beyond remedy. 

I. In the former case the municipality should have full power to 
order repairs al)d improvements at the owner's cost, and, failing this~ 
to insist on demolition, As pointed out elsewhere, there is power under 
the '' IIealth .r\ct '' to order repairs or closing, but in the absence of any 
definite standard of accommodation, lighting, ventilation, condition of 
repairs, yards, and general environment, the law is useless except in the 
most glaring cases. Under existing circumstances, moreover, it cannot 
be applied rigorously; dwellings cannot be closed if the people have 
nowhere to go. 

But it is necessary to decide on a policy without delay, and to 
give. sufficient wa:ning to -r:rop~rty-owners of changes likely to be 
required. The points on wluch stress should, in my judgment, be laid 
are the following :-

( 1) \Vhen houses are too close together, some of them should be 
removed. Compensation will, of course, hav.e to be paid, but 
the_ amo~nt should . ~e subject to such deductions as are pre­
scnbed In the Enghsh Act of 1890. Areas obtained in this 
way can be used for c~ildren 's playgrounds. Sometimes the 

· space could be used to extend the yards or to m.ake a common ·\ courtyard. (2) 
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(2) Damp backyards should be drained and asphalted. Dilapi­
dated fences and outhouses should be removed. Yard privies 
in densely populated districts are unsightly and objectionable, 
particularly when constructed of wood. High paling fences 
round sn1all yards are ugly and insanitary, preventing the free 
passage of air. They are supposed to give privacy, but the 
privacy secured is hardly worth while, and encourages the 
accu1nulation of rubbish. 

( 3) In houses where the passage runs through all the romns, the 
bedroon1s, where large enough, should be partitioned off. 

( 4) Every room should be adequately lighted by windows that can 
be opened at the top and bottom. There should be a standard 
of glass space, say, 10 square feet, or at least one-tenth of the 
Ruperficial area of the room. 

( 5) vVindows less than 10 feet from adjoining walls are useless 
for lighting or ventilation. 

(6) ..._-'\lnple ventilation should be provided for every room by fire­
places and windows, or windows and ventilators. 

(7) All dirty wall-paper should be removed, and the plaster made 
sound and good. 

( 8) Rotten or damp flooring should be removed. In many of the 
places visited in Sydney, the floor was on a level with the 
ground. 

(9) Roofs, guttering, &c., should be in good order. 
I cannot here attempt to give complete details; these must be 

worked out between the Health and Building Authorities. 

(II) Where the areas are over-housed and badly designeci,. and 
where the houses themselves are old and dilapidated, demolition may be' 
the only rernedy. In such cases different policies may be followed-

( a) If the area is ]ikely_ to be required for business or lnanufactur­
ing purposes (e .g ., several parts of Redfern, Surry Hills, 
Waterloo, G-lebe, &c~), the idea of' housing should be abandoned 
so far as these areas are concerned, and the land laid out on 
r-nodern lines for bus~ness requiren1~p.t~ . 

(b) In replanning such areas, it does not seem incumbent on the 
council to purchase the land outright. Fair compensation for 
house-property is unavoidable, although the owners of insani­
tary or dilapidated slum property do not deserve much :con­
sideration;··and full deduction should be made for the -cenditi.on 
in which these properties are found. So far as the land is 
concerned, the council may buy it, if they think fit; or they 
simply clear it, lay it out Oon improved lines, and then· redistri­
bute it among the owners, where the subdivision makes such a 
redistribution practicable. If the land is sold and any surplus 
over and above housing value arises, it should go to the coun­
cil to cover expenses. 

(c) How far owners of land should share in the cost of improve­
ment is a very debatable point. The question would arise 
only in case of redistribution. I am of opinion that owners 
should bear a part of the burden. . In many cases the land 
(less area appropriated for roads, squares, &c.) would be 
worth more than the value of t~e whole area for housing before 
demolition. It seems reasonable and right in these circum­
stances that owners should contribute to the cost of improve­
~ent"; whe.t.her: the whole of the surplus value or a part only is 
a question which cannot be answered off-hand. The owners 
have many of them helped to bring about undesirable condi­
tions; but, on the other hand, the public authority is to a certain 
extent responsible for having allowed these conditions to 
develop. Where , 
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Where it is in1possible to apportion the blame of individual and 
social neglect, the easiest rule, and probably the most satisfactory, is 
to divide the blame and the costs of improvement equally between the 
individual and society. 

\Vhere the owners of land are clearly losers by an impr0vP.111ent 
sche1ne in which the principle of redistribution has been adopted, they 
cannot 'well be asked to contribute to the cost, and the public authority 
n1av feel obliged to pay compensation. If depreciation were likely, 
ho;ever, it is probable that owners would oppose redistribution; they 
should have the fulle st opportunity of putting their views before the 
authority dealing with the subject. 

If the council decides to buy the owners out, it has no alternative 
but to carry the whole cost; but it should pay co1npensation only on 
housing value, less deduction for improper use of land and buildings. 

V\There an area which the council has decided to clear cannot 
profitably be sold for business purposes, it is necessary to lay down 
conditions for its future development as a residential quarter. The 
land should be laid out on town-planning lines, with a1nple provision 
for gardens, playgrounds, &c. If it is too valuable for the erection of 
separate cottages, then some form of apartment or tenen1ent structure 
will have to he permitted. This will necessitate a complete code of 
regulations governing, inter alia-

Size of allotment. 
Proportion of allotm·ent that may be built upon. 
Ventilation and lighting. 
Size and height of rooms . 
. A .. rrangement of rooms. 
Lifts, __ staircases, and landings. 
Protection from fire. 
Supervision. 
Sanitary arrangements. 
Baths. 
W a.shing and drying_ accommq_.dation. 

Some regulation will also be necessary as to height of such struc­
tures. If ere the German zone sys,tem -offers useful guidance. The 
height allowed should vary inversely with' distance from the centre . of 
the city. 

Although I am opposed to the tenement system as a general 
thing, I see no alternative in areas where land is very valuable and not 
immediately usable for business purposes; nor do I see much danger 
in them if we insist on the best types and the proper environment of 
open spaces. There are in every city large numbers of people who must 
live in boarding-houses or in apartments. These people belong to all 
classes, and private . enterprise in Sydney is already beginning to cater 
foi· their needs. In many-ways the apa-rtment house is iri~hiteJy superior 
to the ·average boarding-house, but chiefly because it permits privacy and 
independence. The movement in this direction is world-wide, and is 
due to the greater convenience of apartment houses, and in some cities 
to the difficulty of getting adequate domestic assistance. 

12. Organisation of Household Services on a Co1nn~on Basis. 
This brings n1e to a suggestion often considered, but so far 

untried_:_-the organisation of the services of a number of households on 
a common basis. Our system of separate household services ·has many · 
disadvantages, p3;rticularly where the family, as often happens in-· all 
classes, is unable to do all the work required or to get assistance. A 
hundred householders in a suburb have a hundred kitchens, a hundred 
of the different . sorts of services (cleaning, lau:adry, &c.), a hundred : 
departments, so to speak, for the purchase of supplies. , All this diver­
sity n1eans waste, inefficiency, and greatly increased cost of living. But 
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rno'st of all, it n1eans bad and wasteful cooking, inferior service, con­
tinual anxiety, and worry to the housewife-often permanent loss of 
health. It is particularly disastrous in a household where the mother 
has a number of young children to look after. Now, it ought to be 
possible to arrange separate dwellings in groups of twenty-five, say, 
each standing on its own ground, but all connected with a common 
kitchen common ]aundry, common purchasing department, common cleanin~ service, &c.-all in charge of a capable manageress. By this 
means one good cook with a few assistants, would replace twenty-five 
more or less inefficient cooks. Considerable economies would also be 
possible in equipment, fuel, and household supplies generally. Judg­
ing by the experience of industrial companies which supply meals to 
their hands, the equipment required need not be very elaborate or 
expensive. The staff employed would have regular hours, and be paid 
standa"l·d wages. rrhe main difficulty would be the transmission of 
n1eals to each house. But this difficulty is probably more apparent 
than real, because our only criterion is the present inefficient arrange­
ment of similar service in houses to-day. 

Twenty-five families can, without overcrowding, be comfortabl~ 
housed on 3 acres of ground. 

V\' ould it not be practicable for all the householders in such a 
block to co-operate in running a common kitchen, &c., situated in a cen­
tral position~ Would it not be economical, as well as practicable, to 
Rupply meals as well as service from this centre~ Would the difficulties 
be rea1Jy greater than those that every hotel and restaurant has to 
overcon1e ~ The distance from the kitchen to any one house would not 
be great, and it should be possible to devise mechanical helps to mini­
mise the exertion of those who undertake to carry 1neals from the kit­
chen to the houses. Meals would usually be supplied between stated 
hours, as at hotels, and with so large a number to cater for, it should 
not be difficult to offer a sufficiently varied bill of fare at low rates. 

The central establishment could be run in two ways: (1) as a 
co-operative business; or (2) as an ordinary commercial enterprise, 
undertaken by the proprietor of the land and dwellings. If the co­
operative principles be adopted, and I think this is the better plan, rules 
would have to be drawn up and agreed to by all the co-operators. A 
tariff of charges would have to be adopted for meals and service, and 
each family would be charged ·accordingly. Any surplus arising out 
ef the year's transactions would be divided among the co-operators. 

It may be supposed that this idea is only practicable among 
people of means, and that it is not suitable for working-class families. 
I am not at all sure that it would not be even more successful among 
the latter. vVorking-:-men .have probably ·had, .more experience than 
other classes in co-operative business. The only difference would be 
that more, perhaps all, of the work in the central kitchen and laundry ' 
would be done by the families themselves. I see no insuperable diffi­
culty in arranging for this. If members of the family undertake the 
work they would, of course, have to be paid for their services out of the 
com1non fund, except where the laundry was used individually. 

\Vhat difficulties are likely to arise~ What objections can be 
made ? 

(a) So far as working-men's families are concerned, I have heard 
it said that it is good for the wives to have all the work of the household 
to attend to. If they have no cooking, washing, shopping, &c., to do,- , 
~hey would have far too much leisure, and would spend it in idle gossip­
Ing and worse. 

While I believe that work up to a point is good, even necessary 
and pleasurable to all human beings, I do not believe that co-partner­
ship in cooking and other services will turn the women who are not 
immediately sharing the work into idle parasites· it will on the con­
trary, give them more time and strength to attend to thi~gs they now 
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neglect. It will enable them to play the part of mother better, and to 
devote the1nselves to n1aking their homes pleasant and attractive; and 
where there is co-partnership there will be a certain amount of whole­
some rivalry in regard to all the things that n1ake home-life pleasant 
to the family. .A.lso, with fan1ilies organised on such a basis, instruc­
tion in household arts is more easily given and 1nore likely to be appre­
ciated. 

(b) It has also been objected that this proposal, with its increased 
specialisation, would n1ean that the n1ajority of girls would grow up 
quite ignorant of household duties. 

Nothing could well be worse than the present state of affairs. 
IIouse duties are now, for the most part, inefficiently carried out, and 
girls who at 16 are employed in factorie s and shops have no opportunity 
and little inducement to train then1selves as good housewives. With 
the co-partnership scheme it would be possible to insist that every girl 
~hould have a year's apprenticeship in the co-operative kitchen, per­
haps as a condition of her employn1ent in a factory or shop. 

(c) It has also been objected that the privacy and independence 
of the individual h01ne would, to a certain extent, be imperilled; and 
that, in any case, British people would not tolerate a system which 
interfered with their liberty to make a 1ness of things in their own 
particular way. 

It is not proposed to curtail privacy or independence. Real 
privacy would be untouched, and, as for independence, the scheme 
increases it by freeing the housewife fr01n difficulties and worries 
which, under present conditions, she is not able to overcon1e. She will, 
of course, have to take her part in the common services, and receive 
payment, or, if not, to pay for the services of others in the group. 

(d) Another objection is that the co-operative spirit is as yet 
too little developed, and that it would be impossible to get a group of 
twenty-five families sufficiently homogeneous jn taste, character, and 
m·eans to agree to the code of regulations that would be necessary. 

This appears to me to be a real difficulty; but I cannot -think it 
is insuperable. The whole of our 1nodern life accustorp.s us quite uncon­
scio~_sly to -co-operation. hi trains, stean1ers~ hotels, a~d · in our busi­
.ness· w"e hi:tve learnt to -respect the reasonable convention or reg·ulation. 
\Ve know, if we think at all about it, that the regulation n1akes, on the 
whole, for our greater comfort. For the n1ost part, however .. it sits 
lightly upon us; so lightly that we soon forget it and instinctively do 
what is required of us. 

So with co-partnership households. They must start with a 
business-like understanding as to management and the standard of life 
to be aimed at. This understanding will take shape in general rules, 
which the managing committee will1nodify as occasion requires. There 
will be no more difficulty in arriving at a good working arrangement, 
and abiding by it, than has been experienced by co-partnership tenant 
societies in developing a good set of regulations and learning to respect 
iliem. -

A very important factor in success will be the manageress, who 
should be trained in domestic science and be capable of training the 
girls of the group. Co-operators have often failed to realise the import­
ance of getting skilled management, of paying it well, and of avoiding 
fussy interference with details; but the growing success of co-operation 
shows that this cause of failure is being removed. 

As to the economy of the scheme, there can, I think, be no reason­
able doubt, both as regards working-class families and those belono-inO' 
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to. other cl~sses . The savings made in fuel, gas, purchase of food sup-
phes, and 1n the treatment of the foods by a skilled cook, will more than 
counterbalance the expense of running the central establishment. More 
difficult to estimate, but not less important, will be the gain to health 
and cornfort. · · · 

But 
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But a suggestion of this kind must he tried to i)rove its practi­
cability. Somebody n1ust undertake the experiment. It would not 
cost n1uch to try. The whole expense would lie in the erection of a 
common ·kitchen and laundry. If failure cmne, the householders would 
simply revert to their present system of twenty-five kitchens and laun­
dries, and the com1non kitchen would be removed. But, given compe­
tent managernent, I feel sure that failure would not come. 

Since writing the above, I can1e across an article published 
recently in an English newspaper and reproduced in the Sttn, on the 
san1e subject, by 1\1r. Ebenezer Howard, of Garden City fame. His 
scheme is so suggestive that I give the article in full:-

I wish to lay before your readers a proposal which has, I believe, wrapped up 
within it part of the germ of a new and brighter, a juster , and a happier social order­
an order, too, in which woman will play a far larger part than she plays to-day. 

:Nly proposal is co-operative housekeeping, so extended as t o be available for 
people of all classes. 

Imagine, then, as the seene of our experiment, an area of 4 acres, situated pre­
ferably in a Gnrden City, such as Letchworth-that is, in a self-contained town, at 
once residential , agricultural, and industrial-a town with goodly gardens attached to 
all the cottages, with parks and open spaces, and with a belt of green fields permanently 
encircling it. Imagine that our 4-acre estate is within half a mile of numerous 
factories, some of ·which give employment to men, others to women-factories run dis­
tinctly as business enterprises, but run, too, by men and women who· have sense enough 
to know-even apart from right feeling, that working people (who are of infinitely more 
valu~ andt importance than 'machinery), should . be fed as well, cared for as well, 
sheltered" as well, their .. powers and capacities a well studi,ed·, so that they may work 
smoothly, without fuss or fri ction, and with as much r eal joy in life as an electric 
motor displays to one's imagination. 

THE PLAX DESCRIBED. 

·Picture, then, our 4-acre plot divided into two roughly equal parts. On the half 
nearer the road are erected forty-eight dwellings (each with its own private garden), 
grouped around three sides of a square. One of these has attached to it a large, well­
lighted kitchen, with scullerJ', pantry, and cellarage of corresponding size. In the 
kitchen all the more important meals of the people living in the forty-eikht houses are 
prepared by an efficient cook and kitchenmaids; and from an adjoining room the meals 
are served out to the tenants by the manageress and her assistant, in suitable basket:~ 

. or otherwise, with hot plates, &c., and carried by the tenants into their own cottages, 
and there served and partaken of. 

The other dwellings have suitable arrangements for preparing light meals, and 
'for the necessary washing-up. The chief part of this work is, however, done in the 
main kitchen, which is furnished with many labour-saving appliances. 

Another of the cottages has attached to it a large, sunny room for a cheche, with 
· a kind, motherly body in charge, and with a playground for the chilci.ren suitably placed 
on our 4-acre site. There are also, placed in suitable positions, wash-houses with all 
necessary appliances. 

The rear .. 2 acres of thif; little .€}state are let in allotments to such of the tenants 
as desire to produce fruit and vegetables, or to · raise poultry, -\vhich they dispose of to 
'the kitchen authorities, or as they please. 

The rents of the dwellings, which would have from two to six rooms, are about 
ls. Sd. per room, including rates. But there is also a weekly sum charged (averaging 
about 3s. per cottage) to cover the services of the manageress, the "mother" in the 
creche, the cook, the kitchenmaids, the rent of the kitchen and creche and washhouses, 
the fuel, light, and water consumed in the kitchen and creche, interest on cost, and 
depreciation of furniture, cooking utensils, and table 11equisites, and for contingencies. 

SOME OBJECTIONS MET. 

Various difficulties and objections will at once arise in the mind of the reader, 
but there are two I will deal with now. 

(1) It will be asked : "I-Imv will these working- people be able to afford the 3s. 
or so per week which you estimate will have to be borne by them in addition to their . · 
present expenditure for the privilege of having their food prepared and their children 
taken care of during certain hours of the day~ " My reply is : "Bear in mind that at 
least one-half of the 3s. will be saved to the t enant in rent, fuel, &c. Women under the 
arrangements wil1 have a large amount of spare time at their disposal, and it will be 
.quite possible for them, in such a Garden City as Letchworth, to earn, either in their 
own homes or in a neighbouring and thoroughly sanitary factory much more than the 
,above sum of 3s. per week, and at the same time do far more f or the comfort and 
happii~ss of their husbands and children." 

Another 
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Another point which may be llrged is : " v\ill not this provision of a creche, 
where the children may ' be taken care of during certain ho1us of the day by someone 
specially trained to such ·work, t end to lessen the sense of parental responsibility on the 
part of the parents and of affecb on for them on the part of the children~ " My answer 
is : " I believe the effect will be quite the contrary, for when mothers are at the beck 
and call of their children, morning, noon, and night; when they have all too few oppor­
t unities f or rest and quiet and change, small wonder is it if they and their children 
become irritable and cross. On the other hand. if during a short ·working day-and it 
must be a short one, or the s:Ystem will be greatly abused- mothers are r€lieved from 
the care of their children by another ' mother,' then the love of the mothers will be 
developed rather than lessened." 

13. Sun1;mary. 

It would not be desirable, at this stage, to give, n1ore than an 
outline of the policy that seems to me best fitted to Australian condi­
tions. Details can best be filled in when the difficult task of dr afting 
appropriate legislation is undertaken. For the sake of convenience, 
however, I subjoin a brief statement of ·the recon1n1endations and 
suggestions made in the body of the Report. 

f. - LEGISLATION. 

A. 

(1) General Ho~tsing and To '!Jvn Planning A ct, modelled to a large 
extent on existing English legislation. 

(2) Amendment of Public Health Act, Building Acts, and Roads 
Acts. 

(3) An Act to provide for Rural Villages for city workers. 

B. 

Hou sing and 'l'own Planning A ct. 

(1) State should retain general control, through Town Planning 
Branch of Local Government Department and through its 
Inspector of Housing. 

(2) Detail administration should be vested in local authorities. 
(3) The local authority should be compelled to keep full and accu­

rate statistics in regard to housing, and to furnish adequate 
returns annually to the Inspector of Housing. In the larger 
cities there should be a Housing Department or committee. 

( 4) For Sydney there should be created a special body, whose 
duties would be (a) to draw up a plan for the improvement 
and extension of the city; (b) to pronounce upon the merits of 
every schen1e of suburban development, whether carried out 
by private persons or by the municipality; and (c) to devise 
means for the continuous in1provement of city architecture, 
park and street systems. 

( 5) The Local Government Deparhnent should be the confirming 
authority in regard to schemes of development in other towns 
and in the shires. 

(6) The duties .and functions of municjpalities and shires would 
compnse:-

58301 

( a ) Inspection of housing and keeping of statistics. 
(b) Demolition of slum areas and treatment as recom­

mended, or in some other approved manner. 
(.c) Insistence upon a high standard of repair, sanitation, 

lighting, &c., in congested areas where demolition was 
not necessary. 

. (d ) The purchase and laying out on town-planning lines of 
any area within or without city boundaries. 
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(e) Rehousing of population displaced by any linproven1ent 
sche1ne. 

(f) The provision of a connected systen1 of parks, boule­
vards, squares, playgrounds, &c., in the residential areaS'. 

(g) Insistence upon attention to " a1nenity " in factory 
areas. 

(h) Local authorities, in carrying out a policy of land­
purchase, construction of dwellings, or civic in1prove­
n1ent, should be en1powered to borrow; but all proposals 
to borrow ( exce.pt in the case of the City of Sydney) 
should be subn1itted to Local Government Department 
for confirmation. Local Governn1ent Department should 
have power to insist upon an accurate and comprehensive 
systen1 of accounting in regard to an housing and town-· 
planning schemes carried out by the local authority. 

( i) It should be the duty of local authorities· to facilitate the' 
formation of co-partnership and other co-operative 
societies undertaking, on approved lines, the construc­
tion of dwellings. 

c. 
Str·eets cmd Roc~ds.--Public Health. 

. . (1) The existing Jaw on the subject should be amended so as to 
admit of narrow roadways in residential areas where there is 
little traffic. Provision should be made for varieties of roads 
and streets :- · 

i' 

(a) Great avenues exceeding 66 feet wide. 

(b) Secondary streets and roads 66 feet wide. 
(c) Narrow roads for residential purposes. 

(2) Building code should contain provisions as to ~a) nnn1mum 
size of allotment; (b) extent to which it may be built upon; 
(c) height; other features indicated-in-Report. 

(3). Public Health Act needs to en1body 1n ore stringent conditions 
as to (a) height and ventilation; (b) amount of air space in 
rooms; (c) overcrowding. 

II.- 0THER RECOMMENDATIONS. 

(a) Encouragmnent of co-partnership housing, through advice of 
Inspector, and· loan of moneys by Savings Bank or from a 
special fund. 

(b) The encouragmnent of industrial decentralisation and the forma­
tion of new centres on Garden City lines. In this connection 
the State can give little direct assistance, except by helping to 
organise the movement and to provide adequate transport 
facilities. 

(c) Organisation of household services on a common basis. The 
State has an opportunity of trying this scheme at the Dacey 
Garden Suburb, and it can help by means of loans to 
oo-partnership societies who decide to test the plan. 

I have the honor to be, 
Your Excellency's most obedient servant, 

R. F. IRVINE, 
Commissioner. 
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