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A Housing Policy 
By JoHN S. NETTLEFOLD. 

CHAPTER I. 
INTRODUCTORY. 

It must be clearly understood that the Hou ing Committee 
of the Birmingham City Council is in no way committed to all 
or any of the views expressed in the following pages. I have 
imply endeavoured to put on paper the result of my theoretical 

and practical study of this important and complicated problem, 
in the hope that others intere ted in this and in kindred questions 
may find suggestions here and there that will be of service to 
them in their efforts for sound social progres . 

I wish to thank very sincerely all those who have con
tributed to the information contained in this pamphlet, and I 
have endeavoured to give my authority in every instance where 
quotations are made from the sayings or writings of others. 
I al -· o wi h to thank that numerou army of official and unofficial 
workers for Housing Reform, who, combined by a common 
desire to work for the public good, steadfa tly supported and 
a isted the Birmingham City Council Housing Committee at 
a time when their policy and work was not so popular as it now 
is. An attempt to mention them all by name would take too 
long, and might result in the unintentional omi sion of some one 
who has justly earned the gratitude of all disinterested social 
worker::;. 

There are some who deal with the Hou 'ing problem as if it 
would be disposed of by the erection of houses by Local 
.Authorities. I think this will hinder and not help the solution 
of the problem; but whether I am right or whether I am wrong, 
it will at any rate be admitted by careful thinkers that a very 
great deal requires to be done in other directions before we 
arrive at the happy state of things for which housing reformer" 
are triving. The Housing Problem is omething much bigger 
than a mere question of good sanitation. 

The housing condition in any town, di trict, or country, act 
and re-act on so many other conditions, moral and intellectual, 
Bocial and industrial, that it is impo ible to arrive at a sound 
conclusion on the question before us without taking into con
Bideration all the kindred questions with which the Housing 
Que tion is so intimately connected. 

\ "2.SO\~ 



4 

~- An effort will be made in the following chapters to deal with 
these kindred questions so far as and no further than they affect 
the Housing Problem. 

If here and there the references to these kindred questions 
arouse interest in my readers, and a desire for more details on 
any special point, then the list of books of reference at the end 
of this little volume will tell inquirers where to look for what 
they want to know. 

In the next chapter, " Conditions in Birmingham," will be 
found a short history of what has been done in Birmingham 
during the last thirty or forty years. 

Chapter III. shows how Municipal House Building will hinder 
and not, as some think, help the solution of the Housing Problem. 
Chapters IV. and V show what can be and in some cases has 
been done by Parliament, Local Authorities and ·Local ~Iagis
trates, and Chapter VII. is a summary of suggestions for improv
ing the present most unsatisfactory state of affairs. Chapter VI. 
gives some particulars of the German method of dealing with the 
question. 

CHAPTER II. 

CONDITIONS IN BIRMINGHAM. 

Our most convenient starting-point is the inception of the 
Birmingham Improvement Scheme in 1875. Under this a large 
amount of old and dilapidated property was demolished and 
new streets cut, on either side of which ground rents have been 
created by the Birmingham Corporation, which have already 
gone a long way towards making the scheme self-supporting. 

Under this scheme 653 working men's houses at low rents 
were demolished, and at its introduction an undertaking was 
given that, if necessary, satisfactory houses would be erected 
by the Corporation to take the place of those destroyed. At 
the same time it was clearly intimated that it would not be 
possible to provide decent dwellings at anything like the weekly 
rents of the disreputable and insanitary hovels that were to be 
destroyed. 

In 1884, an Artisans' Dwellings Inquiry Committee was 
appointed by the City Council. 

Sufficient time had now elapsed to enable this Committee to 
ascertain what effect the wholesale destruction of small houses 
had had on the total supply of housing accommodation in the 
city. 

After a most exhaustive inquiry they reported to the Council 
on June 3, 1884 :-

1. " There is adequate dwelling-house accommodation for 
the artisan and labouring classes within the borough." 

• - t • • .. < ., • ..,......t"I 
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2 '' The~ dwelling-hou e accommodation for the artisan 
and labouring classes within the borough is, generally 
speaking, in a fairly sanitary condition, and over
crowding does not exist to any great extent." 

This report came as a great surprise to a large number of 
people, but was not so urprising to those acquainted with the 
law of" supply and demand." 

The moment the City Coun.cil, by whole ale demolition under 
the Improvement Scheme, prevented the u e of cheap and 
in anitary hovels, the demand for a better house was created, 
and, as always happens when artificial restrictions are not 
imposed, the supply was met by natural cau es. 

It is true that working men had to pay rather more house 
rent per week, but the result of a general inquiry into the cir
cumstances was to show that Birmingham working-men as a 
whole were better off under the new regime of more sanitary 
houses at a rather higher price than they were under the old 
regime of laissez faire. A comfortable sanitary house increases 
the earning capacity of the tenant and makes him less inclined 
to go out in the evenings and waste what he has earned during 
the day. 

The same result was experienced in Glasgow. Mr. Archibald 
Kerr Chalmers, Medical Officer of Health, Glasgow, says in his 
evidence before the Glasgow :Municipal Housing Commission, 
1903 : " Associated with the rapid di placement in the '70's 
there was quite a rapid increase in the kind of building that the 
people required. It seems to me that in the pa t you have 
as ociated with times of huge displacement, times of huge 
provision." 

The housing conditions in Birmingham were by no means 
perfect in 1884, but they were a great deal better than they had. 
been, and there was no shortage of housing accommodation. 
In spite of the conclusions of the Committee of Inquiry two small 
blocks of houses, one of twenty-two tenements in Ryder Street, 
and another of eighty-one tenements in Lawrence Street, were 
erected by the Corporation. The erection of these tenements 
has not helped the olution of the housing problem in Birming
ham ; many think it has been a hindrance to permanent progress. 

Taking into account the cost of the land and all other charges, 
the Ryder Street houses are a charge on the rates to the extent 
of approximately 2s. 8d. per house per week, and the Lawrence 
Street houses are a charge on the rates of approximately ls. 3d. 
per hou e per week. 

The e :figures can be verified by reference to the official 
accounts. 

The rents of these houses are far beyond the means of the 
poore t class which was dispossessed by the Improvement 
Scheme. 
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The result of these two experiments has therefore been to 
tax the many in order to benefit the few, and yet even the few 
are not really benefitted, because when the houses are examined 
and the rents compared with those of similar houses provided 
by natural causes, it is found that the tenants of these Corporation 
houses are paying quite as much rent as the houses are worth. 
(At the Council Meeting on June 6, 1905, a member of. tbe 
Council conversant with the management of these houses admitted 
that they were over-rented.) This being so it will be easily seen 
that while nobody is benefitted by the Corporation owning 
these houses, the whole body of ratepayers is taxed to support 
a municipal undertaking which is a commercial failure. 

The next experiment in Corporation house building wa what 
is known as the Milk Street Scheme. An insanitary area of 
4,030 yards-with sixty-five dwelling-houses, and a few work
shops-was condemned, bought up by the Corporation, and the 
buildings demolished under Part I. of the Housing of the Working 
Classes Act, 1890. 

Some opposition was offered to the scheme on the ground 
that "the Council had abundant powers to obtain orders for 
the closing of insanitary buildings without buying them, and 
that if the Council showed a disposition to buy unhealthy areas 
without making an effort to get them put in order at the expense 
of the owners, they would be offering a premium to landowners 
to neglect their property, and to sweating leaseholders to buy up 
the tail ends of leases in order to sell to the Corporation."* 

Subsequent experience has proved Councillor Bradley and 
Alderman Lawley Parker, who led this opposition, to have been 
right in their surmises. Property-owners were handsomely 
rewarded for owning bad property. 

The sixty-one cottages built in place of those destroyed 
are an approximate charge on the rates of 2s. per tenement per 
week, and all evidence goes to show that the class inhabiting 
these tenements is not the class which inhabited the tenements 
that were destroyed. 

It is only fair to point out that the plan of building adopted 
on the MiJk Street area was generally applauded as furnishing an 
original, ingenious and well-considered model. But it is by no 
means clear that the same model might not have been provided 
by natural causes if individuals outside the Council House 
willing to provide housing accommodation, had been helpecl 
instead of hindered in their efforts to meet the demands of the 
working classes for good cheap houses. 

During all this time very little was done outside the area 
~ealt with und~r the I~provement Scheme in the way of what 
~s shortl7 described as the mending or ending of small houses 
m the city that are unfit for human habitation." 

" See History of Birmingham Corporation (volume iii., p. 360). 
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It is true that a large number of minor repairs were carried 
out by the Health Committee under the Public Health Act of 
1875, but in the words of an important Corporation official 
engaged in the work, '' houses put right in thi way were nearly 
alway as bad as ever in twelve months' time, and had to be once 
more dealt 'vith." The bad houses were not thoroughly and 
permanently repaired, and the property-owner complained of 
being continually hara sed. Efficiency was not obtained, and 
no one concerned was satisfied with the state of affairs. 

Part II. of the Hou. ing of the Working Ola ses Act, 1890, 
rhich gives considerable power for mending or ending bad 
houses, was very little used, because, in spite of the experience 
obtained from the Improvement Scheme, it was feared that a 
dra tic u "f' of the e powers without the concomitant erection 
of Corporation houses would result in unhou ing the people 
whom it was desired to help. 

The Health Committee reported to the City Council on July 
30, 1901 : " To undertake this work while the present lark of 
hou "ing accommodation in the city continue is a course your 
Committee could not recommend, and ·would lead to overcrowd
ing in neighbouring areas, to increased rent·, and generally 
would accentuate the evils which vour Committee are anxious 
to remove, and be a hard. hip to the very cla. whom it is most 
desired to help." 

The effect of this wa that in 1901 a great many of the poorer 
inhabitants of the city were living in houses totally unfit for 
human habitation, and the death-rate of Birmingham compared 
very unfavourably with that of other large cities. This wa::; the 
more unsatisfactory in view of the fact that in the '70's and 
early '80's Birmingham's death rate had fallen as the result 
of the great Improvement Scheme, and also in view of the 
fact that in the opinion of Dr. Hill, the :.\Iedical Officer of 
Health from 1873 to 1903, Birmingham was well situated from 
a sanitary point of view, owing to the general nature of her soil 
and to the hilly contour of the land on which the city is built. 

Thi tate of affairs led several members of the City Council 
to advocate the appointment of a pecial Committee that should 
have under its control everything concerning the housing of the 
working classes, so that the Housing Problem should be dealt 
with as a whole by one Committee instead of being divided be
tween two Committee as it was at that time. Part I. of the 
Housing of the \Vorking Ola es Act, 1890, was delegated to the 
E tates Committee and Parts II. and III. to the Health Com
mittee. It mu t be remembered that when the Housing Com
mittee was appointed their powers were so restricted that the 
Hou'ing Problem, instead of being put entirely under one 
Committee, was divided between three Committees, making the 
po ·ition more involved than ever. The work of the Housing 
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Committee, already sufficiently difficult in that it had a proble.m 
to solve which has so far baffled everyone who ha attacked it, 
was thus unnecessarily made immeasurably more difficult. It 
was argued by the advocates of the restriction of the Housing 
Committee's powers that these could be extended as sooi: as 
the Rousing Committee had shown its usefulness and o bt:uned 
the Council's approval of its work. The Committee's work 
has been repeatedly approved by substantial majorities of the 
City Council, and yet the powers of the Committee have not 
been extended for fear of off ending the amour proprP of another 
Committee. This is exactly what the supporters of the Housing 
Committee prophesied would happen. Housing reform in 
Birmingham ha been seriously hindered by thi unfortunate 
state of affairs. Even now the Housing of the V\.,. or king Cla ses 
.Act is referred to the Rousing Committee, and the l\Iilk Street 
houses built by the Corporation under the power. of that .Act 
are managed by another Committee. One would not have 
thought such topsy-turvydom could exist in England out ide a 
Gilbertian opera. 

On February 11, 1901, a motion for the appointment of a 
Housing Committee was moved by myself and seconded by 
Councillor Philip Bates. The question was discussed at some 
length, and the notice of motion withdrawn, by leave of the 
Council, on a more or less definite understanding that a Housing 
Committee would be appointed in the following November. 

In June of the same year a joint report from the Health and 
Estate Committees was presented to the City Council, advocating 
the erection by the Corporation of self-contained tenements on 
what is known in Birmingham as the Bordesley Green site, and 
also of a block of flats on what is known as the Potter Street 
site. The consideration of these proposals was deferred, pending 
the appointment of a special Housing Committee. This debate 
resulted in the most important as well as the most narrowly 
won victory for hou ing reform in Birmingham (the voting was 
32 to 30). 

The attempt to show that a Housing Committee wa not 
necessary had failed ; on the contrary, its appointment had been 
ensured, although the appointment was delayed until the follow
ing November. Housing reformers now set to work to do what 
they could to counteract the waste of time due to the party of 
obstruction. The great point was to increase as far a possible 
the supply of good cheap houses in the citv. One of the chief 
obstacles to this was the excessive stringency of some of the 
byelaws, which increased the cost without increasing the effieiency 
of the houses built. Steps were therefore at once taken to get 
the by~laws altered, in accordance with practical common- ense. 
After six or twelve months' continual pushing this most desirable 
object was attained. 
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On October 10, 1901, an area situated in St. Lawrence's 
parish was, on the representation of twelve ratepayers, reported 
to the Estates Committee by the l\Iedical Officer of Health as 
being an area that ought to be dealt with under part 1 of the 
Housing of the Working Classes Act, but in view of the approach
ing appointment of a special committee, no recommendation 
concerning this area was made to the City Council by the Estates 
Committee. 

The representation was forwarded to the Housing Committee 
a soon as they were appointed, and the :first business of the new 
Committee was to examine the unsatisfactory state of affair~ 
which was said to exist. Plans were prepared, a number of 
visits were paid to the area itself, and everal consultations took 
place between the Committee and the Medical Officer of Health. 

In 1\Iarch, 1902, the Housing Committee reported the re ult 
of their investigations to the City Council, and recommended 
that the area should be dealt with under Part II. of the Housing 
of the Working Classes Act.* 

They pointed out that whereas the procedure under Part I. 
of the Act entailed very considerable delay and expense to the 
city in law charges and compensation to property owners for 
owning insanitary houses, which compensation ought really 
to be borne by the property owners themselves, the City Council 
would under Part II. of the Act be able-

1. To get to work at once. 
2. To save the City unfair and unnecessary expense. 
3. To pay compensation to property owners wherever it 

was fairly due for the removal of obstructive buildings, 
which interfered with the light and air necessary to 
the health of those living in the surrounding houses. 

This recommendation being approved by the Council, the 
work of reform was immediately put in hand, but unfortunately 
repre entations of hou es unfit for human habitation did not 
come in as quickly as might have been expected from the original 
report of the Medical Officer of Health of October 8, 1901, in 
which he says, "Most of the houses are old, dark, dirty, and in 
bad repair. Owing to the want of dampcourses in the walls, 
to the fact that the quarries are laid on damp ground, not being 
bedded in cement, and to the existence of defective roofs and 
spouting, the walls and floors are damp, and predispose to many 
forms of sickness." The work was further delayed by the 

*At the meeting of the National Housing Reform Council at Bournville iu 
June, 1904, several leading members condemned Part I. of the Housing of the 
\\7 orking Classes Act, 1890, for reasons similar to those put forward by the 
Birmingham City Council Housing Committee in 1902. It is very encouraging 
to hear approved in 1904, by such a represent!l.tive body, the policy advocated 
and carried in the Birmingham City Council in 1902, iu spite of strenuous 
opposition from the municipal house builders. 
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Housing Committee having no officials of it~ own, a.nd being 
therefore obliged to depend on the help of officials workmg under 
other Committees, who, whilst doing their very best for Hous.ing 
Reform and indeed much more than could have been fairly 
expected of them, were nevertheless of course obliged to attend 
:first to the work of their own Committees. 

But in spite of these and other difficulties, the area was dealt 
with far more quickly than would have been possible under Part 
I. of the Act, and at a very small cost to the Corporation, \Vith 
the additional advantage that cheap houses were preserved for 
those who could not afford to pay a higher rent; and, perhap::;, 
the most important and instructive result was that no shortage 
of good cheap houses ensued; on the contrary, the supply of 
good cheap houses was really increased, because houses that had 
been " cheap and nasty " were made fit to live in. 

The views of the following tenants in this area are interest-
ing:-

:Mr. Benjamin Preston : " The majority of the tenants have 
no objection to paying an extra 6d. or so per week. Most of the 
tenants live in the same houses that they lived in before they 
were turned out while the houses were repaired." 

Mr. Charles Horton : " All the tenants that I know are very 
glad of what the Housing Committee are doing." 

::.\fr. Thorne: " :Most tenants have no objection to paying 
more rent if their houses are made more comfortable and better 
to live in. If the rents are unduly raised, the houses are left 
empty." 

It is interesting to compare thi8 result of dealing with an 
unhealthy area under Part II. of the 1890 Act with the experience 
of other cities where in similar cases Part I. of the Act has been 
enforced. In this case the expense to the community has been 
about £1,400 (see page 45) on the whole area, and the work of 
reform is now near completion-a ridiculously small sum com
pared with what the cost would have been under Part I. Every 
Housing reformer knows of the notorious instance where it cost 
over £100 per head of the population to deal with an unhealthy 
area under Part I., and when the work was completed none of 
the old tenants were to be found in the new houses. As far as I 
can ascertain, every other Local Authority using Part I. has had 
similar if not quite such disastrous experiences. The advantage 
of Part II. is that all the bad houses in any given administrative 
district can be mended or ended before the :financial re ources 
of the Local Authority are exhausted, instead of the work of 
regeneration being stopped for want of funds long before it is 
completed. Another advantage of Part II. is that a proportion 
at any rate of the old tenants remain in the area, and get the 
benefit of the improvements. In some cases magistrates refuse 
to grant a closing order witbout being informed where the 

. .. . . It-•--·· 
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tenants can go to when they are turned out. This is no part 
of their duty under the Act. In Birmingham this difficulty 
does not arise, nor do I believe it is a real difficulty in many, if 
any, other places. In London, for in tance, a lady of great 
experience has often told me how tenants always tell this story 
to ave them elves the trouble of moving, and how she ha , 
when nece sary, generally found them hou ing accommodation 
quite near. The same excu e has been given in Birmingham, 
and ha been answered in the same way. 

In 1903 the Housing Committee invited tenants on the 
St. J,awrence area, clergymen, missionarie , relieving officers, 
school attendance officers, inspectors, and others from all over 
the city who were interested in the problem, to give their opinions 
a to what were the cause of the evil that exists in Birmingham 
as el ewhere, and as to how best to remedy that evil. 

Figures were collected from official and impartial sources, 
howing a large number of void houses in the city at rents of 4s. 

per week and under, from which it was evident that a large 
number at any rate of the bad houses in the city could be made 
:fit for human habitation, and the hopelessly bad ones demolished 
without creating a famine in this particular class of house. 

After carefully considering all the evidence laid before them, 
the Housing Committee came to the conclusion that "if and 
when their policy created a scarcity of good cheap houses, then 
and not until then should the Corporation con ider the question 
of Municipal House Building." 

This report was approved by the City Council, and the 
Hou ing Committee were authorised to continue their work on 
the lines which had now been fairly well established. 

The objections to )fonicipal House Building and the measures 
advocated for solving the Housing Problem will be more con
veniently con idered in eparate chapters . 

.A description of the way in which Part II. of the Ilou ing 
of the Working Ola se .Act, 1890, is worked in Birmingham will 
be found in Chapter IV. 

The recommendations in the report referred to on matters 
under the control of other Committees of the City Council were 
forwarded to the Committees concerned, and will be found in 
.Appendix I. 

On April ±, 1905, a report was presented to the City Council 
recommending that the Bordesley Green site hould be let to 
.:.\Ir. Henry Taylor, of Small Heath, on a building lease. The 
term of the propo ed lease were uch that before its expiration 
the annual deficits in the earlier years would have been com
pletely wiped out. It was indeed, as a local newspaper aptly 
pointed out, " an application to the Housing Problem of Mr. 
Chamberlain's improvement policy." The weekly rentals of 
the houses were to be 4s. 6d. and 5s. re 'pectively. 
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The object of this recommendation was to make a small 
experiment in Birmingham on the lines o~ the '' Town Extens~on 
Plan" which has worked so successfully m Germany, and which 
is shortly explained in Chapter VI. of this pamphlet. 

A somewhat lengthy debate resulted in the withdrawal of a 
resolution recommending the approval of the lease on the under
standing that the Housing Committee were to adverti e the 
estate with a view to reporting to the Council as soon as possible 
whether thev could not obtain a more remunerative offer. 

The enco~uraging feature of this debate was that no objection 
was raised to the underlying idea of making an experiment in 
Birmingham on the lines of the Town Extension plan which has 
worked so well in Germany. The critics of the proposal were 
chiefly concerned with complaining that the ground rent 
arranged was not high enough; ignoring the fact that if the 
cheapest possible houses were to be erected, then the land mu t 
be let as low as possible without loss to the Corporation, and 
yet in 1900, when the estate was purchased, nothing was said 
in the Health Committee's report of July 31 of that year about 
treating the matter as a land speculation. The one reason given 
for the purchase of the land was the necessity of providing 
houses for the working classes at weekly rentals of 5s. or less. 

Such a complete change of front on so important a point of 
general policy is typical of the attitude of mind of the ~Iunicipal 
House Builders. If Corporation land is used for Municipal House 
Building, then they consider little or nothing should be charged 
for it. If the same is to be let to private individuals for build
ing working men's dwellings, then they insist upon receiving the 
highest possible gTound rent. 

In view of the strenuous criticism and opposition to which 
that part of the policy of the Housing Committee which i now 
generally approved was at one time subjected, it will be of 
interest to close this chapter with a few extracts from special 
reports made in June and October, 1904, by Dr. Robertson, the 
Medical Officer of Health for Birmingham. 

INFANT MORTALITY. 

"From an examination of a number of small houses in 
Birmingham there is undoubted evidence that a large proportion 
of t.hem are badly constructed, and have unhealthy surround
ings. Most of these have damp floors in the lower room through 
the tiles being laid on the bare earth. The walls are damp from 
absence of any dampcourse, from defective brickwork and 
pointing, and from defective spouting. The woodwork i decayed 
and rotten from damp. The surfaces of the walls and ceilings 
are not smooth and hard, and therefore allow of the accumulation 
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of du t and dirt. In many ea es the filth of ages is accumulated 
above the lathing of the ceilings and behind skirting boards and 
wooden dado erected to hide damp. 

'' In addition to the above, the environment of such houses 
i distinctly bad. In many there is insufficiency of daylight. 
In a large number there i no chance of getting a rea onable 
upply of fresh air, from the fact that the houses are built in 

crowded court . 
".A large number of the occupants of such houses are dis

tinctly dirty in their habits from ignorance and carelessness. 
They keep their houses in a dirty condition, their clothes and 
tho e of their children are dirty, as also are their bodies. The 
food brought into such houses soon becomes contaminated. 

'' The suggestion has been made that such people should 
be upplied with clean milk for their children. If this were done 
without dealing with their general dirtine..,s, the full benefit of 
the clean milk supply would not be apparent, for infants brought 
up in the e dirty place probably get as much harm from suck
ing the house dirt from their fingers, toys, and clothing, as they 
get from dirty milk at present supplied." 

" The Housing Committee have taken up the subject of deal
ing with these slum properties in an energetic manner, and so far 
a the lum houses are concerned I think the progress that is 
being made may be regarded as satisfactory, both as regards the 
houses themselves and as regard the amount of light and fresh 
air. 

FLOODGATE STREET ~.\RE.A. 

'' Twelve hundred and thirty-six houses were of the back to 
back type, of which it is said there are between 30,000 and 40,000 
in the city. Only 698 were' through' houses. 

" In the large majority of the houses, the old type of' settle' 
or undrained sink, still exist , o that, in addition to the above 
di abilities, the people have not reasonable facilities for disposal 
of slop water. Indeed, there is so much trouble entailed in get
ting water into the house, and afterwards disposing of it as slop , 
that I am rather surpri ed to find so many people keeping their 
houses and themselves clean. 

" The air-space attached to these courtyard houses is insuffi
cient, and the general condition of gloom and dirt makes life 
far from what it ought to be. 

'' In many of the e courtyards pan closets still exist. The 
tench from these, even when the pans are empty, pervade 

the courtyard, and can be smelled in the interior of the house . 
These closets, like the house , are of the cheapest and most slim 
construction. They are constantly getting out of repair. They 
are, like the yards, used by more than one house, and it is only 
reasonable to expect that one tenant will object to cleanse away 
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:filth made by another. I feel strongly that only self-contained 
houses, with separate water supply, closet, etc., should be 
allowed. 

" As it is impracticahle to substitute such. ~ouses for the 
30.000 or 40 OOO courtvard house already ex1stmg, I sugge t 
that the evil~ be minimized as much as possible by extension of 
the work of the Housing Committee, who at present:-

" 1. Get the courtyard opened out to the street so as to 
admit of air and light, and allow of a certain amount of super-
vision from the street. 

" 2. Get the houses made dry and capable of being kept 
dry. 

" 3. Get all the :filth ·which accumulate under the floors, 
skirting boards, etc., removed and destroyed. 

" 4. Get the :filthy and clegTading pan system done a·way 
with, and ashbins provided for dry refuse. 

" The pan system.-Rapid progTess should be made in the 
abolition of this :filthy and expensive system by the substitution 
of properly-constructed water-clo et . 

" Many of the recently converted water-closets in the three 
wards are badly arranged, ill constructed, and kept in a :filthy 
and disgusting condition." 

* * * * * * * 

It may be thought that this chapter is of no particular interest 
or use to anyone outside Birmingham, and yet as a matter of 
fact very much the same thing is happening all over the country. 
The Housing work of Local Authorities is one long history of 
discouraging (intentionally or otherwise) those outside our local 
authorities willing to provide the improved housing accommo
dation required, and then it is said that " private enterprise has 
failed to solve the Housing problem." There is al o a general 
disinclination to make the owners and tenants of bad property 
do their duty, for fear of creating a house famine, which all experi
ence shows does not result from energetic and prudent enforce
ment of sanitary regulations. 

Until this policy of obstruction on the one hand and neglect 
on the other, is changed for a policy of wise encouragement and 
:firm but friendly control, the alternatfre to Municipal House 
Building will never have a fair chance. And without that the 
Housing problem will ne"Ver be olved. 
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CHAPTER III. 

OBJECTIONS TO 1\IuNICIPAL Hou E BUILDING. 

The favourite argument with municipal house builders i:::i 
that private enterpri e ha failed, and therefore the Corporation 
mu t tep in. 

The questions arise as to why private enterprise has failed : 
·whether private enterprise has been properly controlled by the 
Local Authority, and assisted where possible by sympathetic 
officials; or whether it ha not been too often obstructed by 
unpractical byelaws, and indeed by the general policy of well
meaning officials, who, hampered by red tape, are prevented 
from giving due consideration as to what is best for the com
munity they erve. 

l\Iunicipal house builders also point out that no houses have 
been built of late years at the rents usual twenty or thirty years 
ago. 

The reasons for this are :-
1. Land has very largely increased in value. 
2. The tandard of sanitation is higher than it used to be, 

and the present byelaws are much more stringent than they 
were twenty years ago. J\Ir. Blunt, 1\Ir: Justice Grantham, and 
other authorities have drawn attention to many points in our 
modern byelaws which increa e the cost without in any way 
increa ing the practical efficiency of the houses built under them. 

3. Wage in the building trade have gone up between 20 
and 30 per cent. during the last twenty yearn. Materials have 
also risen considerably in price. 

4. Rates are much higher than they used to be. It is some
times said that rates have nothing to do with rents. This opinion 
i due to the fact that at any given time there may be and often 
i:::i ome cause exerting for the moment a greater inflyence on 
rent that rates and thereby overshadowing them, such as supply 
and demand, good and bad trade, etc., etc. But rates are an 
item in the weekly co t of a house,. and must therefore in the 
long run be paid by the tenant. 

5. ·The average working man requires better housing accom
modation than he used to do, and one cannot obtain a better 
article at the same price as an inferior one. It is a most encour
aging sign of progress to find people of all cla e recognizing 
that it really pays better to in ist upon cheerful healthy housing 
accommodation even if it does cost more. 

If, a . ome suggest, it is the duty of Local Authorities to 
endeavour to settle the price of house rent, then urely they 
should also endeavour to settle the price of food, clothing, and 
all other necessaries of life. To my mind this function is quite 
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outside the duties of governing bodies, and very little considera
tion will show that it :ls altogether beyond their power to perform 
it except for a very small proportion of the community. 

' But there are many ways in which governing bodies can help 
to keep rent within reasonable bounds, and in some cases to 
reduce it from the present figure. For instance, byelaws should 
be framed on practical commonsense lines, and rates must not 
be allowed to rise as they have been doing in recent years all over 
the kingdom. 

The policy of municipal house building is no doubt the out
come of an idea that Local Authorities can provide a better 
article at the same price as the old inferior ones, in spite of the 
rise in wages and other handicaps. Until the members of our 
local governing bodies become conjurers, they certainly will not 
reduce the wages of the men building the houses, and they can
not dispossess the present owners of the land on which to build 
them. They might perhaps modify their byelaws to suit their 
own houses ; but it is sincerely to be hoped that they will not 
in a general way allow themselves any latitude which they 
deny to private builders, and further that they will not do 
anything to reduce the standard of sanitation and practical 
efficiency, or to discourage the average working man in his desire 
for better housing acco:rp.modation than his father was satisfied 
with. In fact, the only way in which municipal house builders 
can provide houses at a lower rent than individual effort is by 
making a monetary loss on the transaction. 

Alderman William Thompson (President of the National 
Housing Reform Council), on page 178 of his housing handbook, 
says that under present circumstances it is almost impossible to 
house the very poor in really healthy homes and at the same time 
make a commercial profit. In the same chapter, page 170, he 
refers to the '' housing valuation of land, which is admittedly 
considerably below the real value." It is easy to show a profit 
when land, one of the raw materials, is charged below its cost, 
or, as some municipal house builders have done, at nothing 
at all. 

But profits of this nature have an unpleasant way of causing 
a rise in the rates. It has been my fate to examine the account8 
of several municipal house building schemes, and I have, as yet, 
found none that really made a profit, and few that really made a 
balance. 

The Birmingham Potter Street Scheme is a striking example 
of what can be done with :figures. On June 18, 1901, account~ 
were presented to the City Council showing a profit of 19s. 6d. 
per annum. The land, which had cost the city ls. 6d. per quare 
yard, and for which private enterpri e, wanting it for- a smiilar 
purpose, had been asked 2s. 9d., was charged at 5d. per square 
yard. Interest and sinking fund was charged at £516 per 
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annum; whereas it wa afterwards ascertained that the charge 
ought to have been £559 4s. 3d. Correct figures were presented 
to the City Council on June 3, 1902, which showed that the 
scheme if carried out would be a charge on the rates of £203 6s. 7 d. 
per annum. No serious attempt was made, even by municipal 
house builders, to up et these amended accounts, and the scheme 
wa abandoned. 

Another striking example of thi method of figuring is to be 
found in the annual accounts of the municipal houses owned by 
the Birmingham Corporation, and managed by its Estates 
Committee. 

Year after year these accounts were, and in fact still are, 
presented without including therein any charge for the land on 
which the houses stand. 

There is a note underneath the accounts to ay that the credit 
balance hown is equal to a ground rent of so much per yard, 
without mentioning how much the land cost the Corporation. 
At the Council :Meeting of 1\Iay 7, 1901, the question was asked 
as to how much the land on which the Corporation houses were 
built had cost. After considerable trouble the figures were 
obtained and calculations made and checked. The result of 
these calculations was to inform the public for the first time that 
Birmingham's municipal housing schemes, hitherto suppo ed 
to makf' a profit, were really a charge on the rates. Thus :-

Committee's 
Form of Complete 

Accounts, Accounts, in-
oruittiug Uost eluding Cost 

of Land. of Land. 
Credit Debit Ba.lance 

Balance. 

Cha.rge 
on 

Rates 
per 

Tene
me11t 

per 
Week. 

The debit balance on )!ilk Street under both systems of 
keeping accounts i due to a large item for repairs, which would 
seem to justify the complaints that have been continually made 
concerning the workmanship and material put into these houses. 
This emphasizes one of the great objections to municipal house 
building. If work is badly done by others the Corporation is 
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more likely to have it put right. But s~ long as human nati:re 
is what it is, Corporations are not very likely to find fa~lt with 
their own performances. Mr. Horsfall, on page. 1 7 of his. b?ok 
entitled The Example of Germany, draws attent10n to a similar 
state of affairs in )fanchester. 

The figures given above have more than once be~n laid b~fore 
the Birmingham City Council, and never called m que t10n ; 
on the contrary, they were in general terms corroborated by the 
Finance Committee in their report of JUarch 29, 1904, * and yet 
the accounts published and information supplied to various 
housing inquirers have in several instances led the uninitiated to 
believe that the Birmingham Corporation houses make a balance 
on the right side. 

It is pleaded in support of this method of accounting that 
the cost of acquiring and clearing the site should be charged to 
the rates as a public improvement. If this is correct accounting 
for Corporation houses, then it is equally correct where land is 
leased to others for the erection of workmen's dwellings. Private 
individuals would be able to provide excellent accommodation 
at very moderate rentals if the Corporation were to charge them 
only a peppercorn rent for the land. 

In drawing attention to this curious method of keeping accounts, 
I do not suggest that it is peculiar to Birmingham. On the 
contrary, I have found similar methods adopted by muncipal 
house builders in other parts of the country, but I have pre
ferred to take as examples those cases where my statements 
concerning the municipal house builders' figures are corroborated 
by the Finance Committee of the Birmingham City Council. 

The results of my investigations have driven me to the con
clusion that municipal house building sometimes shows, but 
seldom if ever makes, a balance, let alone a profit. 

The greatest objection to making a commercial loss on 
housing would di appear if the Local Authority were able to carry 
the total loss that would be necessary to provide housing accom
modation for all the inhabitants of their district. But a moment's 
thought will show that this is beyond their resources, and there
fore we have, as already explained, a few houses here and there 
belonging to the Corporation, the tenants of which are an annual 
charge to their fellow-citizens. 

But this is not the worst of it. The moment the Corporation 
enters i?-to a business like house building other people go out of 
the busmess, because no one can compete with rate-aided com
petition, and. the total result is that every house built by the 
Local Authority stops at least four being built by other people, 

* ~he Finance Committee's report takes average loss for three yea.rs ending 
March 31, l ~03. I have taken the figures for the twelve months ending March 
31, 1904, which show rather less cost to the Corporation than the figures for the 
twelve months ending March 31, 1905. 
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which means that municipal house building will eventually 
decrea. e rather than increase the supply of houses in proportion 
to the demand. 

\Vhereas all hou ing reformers must wish to see exactly the 
oppo ite state of affairs. 

It is only by having a upply of hou e in exce s of the 
demand that tenants have anything like a fair chance of obtain
ing what they require at a reasonable price. 

Another objection to municipal house building is the diffi
culty of getting into the houses the class of people which it is 
de ired to relieve. Experience has hown over and over again 
that municipal hou es are :filled up immediately by those for 
whom they were never intended. 

But now suppose the municipal house builders are right in 
believing that their plan would eventually reduce rent all over 
the city. 

Alderman \Villiam Thompson, on page 173 of his handbook, 
expresses the opinion that rent hould to a certain extent 
regulate wages, rather than wages should determine rents to 
the detriment of health and comfort. Thi" view is supported 
by no less an authority than ~\fr. John Burn , ::\f.P., who says in a, well-known pamphlet that " cheap house rent at the com
munity'.' expense would be a grant in aid of lower wages." 

.Jir. Hor 'fall tell u on page 37 of the Example of Germany 
that between the years 1886 and 1899 Prussia provided about 
28,000 dwPlling' for the workmen and officials with small salaries 
employed by the State railways. And again on page 74 of the 
'ame book: " German towns will often have to build wholesome 
and suitable dwellings at the lowest possible rents for those of 
their 'ervants who have the lowe"t salarie ." I prefer to see 
wages ri'e to meet the higher rent', as they have done in England, 
rather than houses provided by the State at lower rents in order 
to meet the lower wage" . 

.... ow it does not seem to me to be the duty of the Local 
Authority to provide capitalist with cheap labour, and certainly 
it 'vould not benefit the working-men of Birmingham, or other 
cities, to tempt more unskilled labour into the towns, by offering 
cheaper house rent. 

This would only increase among the workers the competition 
for employment already quite severe enough, and above all 
would be doing exactly the oppo ite to that for which all hou. ing 
reformer" are now striving, that i , to lead labour back to the 
land. 

In thi' connection I would like to point out that increased 
facilitie" for the provision of workmen'' dwellings in rural 
districts, and for the acqui ition of allotment. and small hold
ings would undoubtedly help tremendously towards the solution 
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of the National Housing Problem, but I must refrain fro~n goi~g 
further into that question because my personal experience I' 

entirely confined to the Urban Housing Problem. It is obvious 
that the solution of the Rural Housing Problem would stop 
some if not all the present influx of labour into our large towm;, 
and thereby greatly relieve the urban position. " Back to the 
land" is not merely a popular cry ; it has sound common-,'ense 
behind it. 

For these reasons it is quite clear to a large number of 
thoughtful hard-working and disinterested people concerned 
in the Housing Problem that municipal house building would 
do harm instead of good, and even at the best could only benefit 
a very small proportion of the community, and that a more 
far-seeing and comprehensive policy which will benefit the 
whole community i' needed. 

To my mind the rock on which municipal house builder~ 
have split is the desire to regulate rent. This i' doomed to 
failure, just as the attempt, made in England a few centurie 
ago, to regulate wages by law entailed most di.=ia trous results 
for all concerned. Local .Authorities will increase rather than 
diminish the difficulties of the subject by attempting to inter
fere in a matter which they cannot control; but they can do 
enormous good by in isting upon anitary hou es, and. taking 
those steps which lie in their power to kee:p do-\-vn as low as 
possible the co ·t of erecting these hou es. 

All student· of the Housing Problem will watch with interest 
the experiment to be tried in Glasgow of providing Corporation 
sanitary shelters for low paid wage-earners of dissolute, dis
orderly, and destructive habit . The question is, will this clas 
submit to Corporation control, unless they are obliged to do so 
by force? But I prefer to expres no opinion on this attempt 
until the experiment has been fully and fairly tried . 

. A. brief summary of the chief objections to municipal hou e 
building may prove a useful conclu ion to this chapter. 

1. Every house built by a Local Authority stop' at lea t 
four being built by other people. In Birmingham we have 
concrete examples of this. \Vhen the Bordesley Green scheme 
was proposed, large building operations in that neighbourhood, 
which until then had been briskly carried on, came to a stand
still. ·vvnen the Potter Street scheme for flats in the centre 
of the city was abandoned by the City Council, two other cheme 
were started almost immediately, which provided a much larger 
number of the cheapest cJass of tenement. I have reliable 
information that a very similar condition of affairs has resulted 
from the municipal house building policy of London and other 
centres. 

In the opuuon of well-known Corporation officials, whose 
names for obvious reasons cannot be mentioned, but who are 



21 

actively engaged in municipal house building, a Local Authority 
can only provide a drop in the ocean of the housing accommo
dation required by any community, and it runs great risk of 
drying up other sources of supply by rea on of the fear inspired 
by rate-aided competition. 

2. :\Iunicipal house building is more expensive and le s 
efficient than private enterpri e. A Corporation i inela"tic, 
and cannot adapt itself to the wishes of individuals, as private 
enterpri e can and must if it is to be succe 'ful. A Corporation 
will readily condemn the defects in other people's work, but will 
he itate to criticise it own work. 

3. Municipal house building results in taxing the many for 
the benefit of the few, through the fact of the few being a charge 
on the rate , wherea there are other method of dealing with 
the problem by means of which all can be benefitted alike. It is 
true that municipal housing accounts are often made to show a 
profit, but careful examination nearly always brings to light 
" vital peculiarities " in the account , thereby revealing one of 
the cause of the ri e in rate , and it must not be forgotten that 
anything which tends to raise the rateR presse" mo t heavily on 
those ju t above the poverty line, and must inevitably force 
ome of them below it. 

4. Even if municipal house building did result in reducing 
all the rent of working men's houses in any city, it would, in 
the opinion of many authorities, also reNult in the reduction of 
wagP , and would certainly tempt more labourers into our town , 
which is e"'\:actly the opposite of what we are triving for at the 
present time. 

5. The existence of a large number of house:-:; owned by the 
local authority and tenanted by voters might ea~ily result in 
elections being seriously influenced by consideration of cheaper 
rent'. )Iunicipal purity is too important for this point to be 
ignored. 

CHAPTER IV. 
-WHAT CAN BE DONE BY LOCAL AUTHORITIES. 

A.-PoWERS OF THE HousING CmnrrTTEE. 

I will deal first with the method of procedure under Part II. 
of the Housing of the \Vorking Clas es Act, 1890, adopted in 
Birmingham. For this idea we are indebted to the example of 
Hull, and to the kindly counsel and as istance of Alderman 
Dr. Holder, of that city. 

At the end of thi" chapter will be found particulars of the 
work on these lines effected by the Hou ing Department from 
.January, 1902, to June, 1905, under Part II. of the Housing 
of the Working Classes Act, 1890, and al o particular of what 
hq,s been done on the area in St. Lawrence's parish, represented 
by the then ~iedical Officer of Health, Dr. Hill, in October, 
1901, under Part I. of the Act. 

• 
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The method of procedure i detailed on page 35, but is 
shortly as follows :-

Houses are represented to the Housing Committee by the 
Medical Officer of Health as being unfit for habitation. Notices 
are served on the owners to make such hou es fit, and the owners 
are invited to interview the authorities before spending any 
money, so as to avoid u eless expenditure that might be incurred 
by property owners not under tanding what is an·d what i not 
required of them. 

In order to preserve cheap houses and make them good for 
those who cannot afford a higher rent, careful consideration is 
always given to the possibility of making bad house fit to live 
in, before it is decided to have them demolished. 

In the case of confined courts, one or more hou es are pulled 
down in order to let in a proper amount of light and air. The 
sanitary arrangement are brought up to modern requirement , 
or entirely rebuilt in a new position, if in their exi°'ting po'"'ition 
they interfere with the proper ventilation of the urrounding 
houses. 

Ground landlords have in several in ·tances facilitated this 
work by granting extensions of leases. 

Each case is dealt with on its merits, and every endeavour 
is made to consider it from the point of view of the property 
owner, as well as from that of the Local .Authority, and the 
tenant. 

The Housing Committee work in harmony with the property 
owners wherever they can, and only take extreme measures 
when forced. 

By this means larger reforms are effected in a given time than 
would be the case if the powers of the 1890 Act were put in force 
in an arbitrary manner. 

The great advantage of the policy of dealing with individual 
hou es is that the Housing Committee now sees it' way, by 
gradual and vigilant work, to improve the housing conditions of 
the wholf' city, instead of being pulled up for want of funds, as 
it would have been long before its work was complete, if a policy 
of wholesale demolition, followed by or concomitant with munici
pal house building, had been adopted. 

Much more can be done by setting other people to work, and 
exercising a firm but fair and friendly control over them than 
by attempting to do everything oneself, which appears' to be 
the aim of municipal house builders. 

This ~ork require considerable patience, and a great deal 
of attention to trouble. ome and difficult detail. It is not heroic 
and does not appeal to the imagination, but the re ults are 
satisfactory, and have been commended by the General Pur
poses .commit~ee (consisting of the Chairman of all the City 
Council Committees) who made a tour of inspection on March 
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23, 1904. This commendation was specially valuable, because 
some of those taking part in the inspection had not always be{}n 
in agreement with the housing policy now adopted by Birming
ham. On l\Iay 27, 1905, several members of the Royal Sanitary 
In titute visited some of the houses that had been dealt with. 
and expres ed satisfaction with the results achieved. 

The process of reform under Part II. of the Housing of the 
Working Classes .Act, 1890, although much quicker and less 
expen ive to the community than under Part I., is neverthele s 
rather lengthy, as will be seen from the following details. 

1. A representation entailing several visit to the property 
has to be prepared by the Medical Officer of Health, and pre
sented for the consideration of the Housing Committee, which 
again generally necessitates a visit by the Committee accom
panied by the Medical Officer of Health and other officials to 
the houses concerned. 

2. The name and address of the owner have to be traced and 
notice erved. Thi is often a very lengthy business ; owners 
of lum properties are not always anxious to disclose their 
names. 

3. Under the provisions of the Act, con iderable time has to 
elap e after the notices have been served, to allow the owners 
an opportunity of taking action on their own account, before 
closing orders are applied for. In Birmingham it is usual to 
allow more than the statutory time to elap e, in consequence of 
a wi h to this effect frequently expres ed by the local magistrates. 

4 . ..1... egotiations have to be opened up with the owners, and 
these often do not commence in earnest until clo ing orders have 
been made. 

These negotiations are often further delayed by the property 
changing hands once, twice, and sometimes even three times 
before omeone is found willing to undertake the necessary 
repair . 

5. Even then the negotiations often take a considerable 
time, after which the work itself has to be carried out. 

There are other causes, such as weather, etc., etc., that in 
many in tances make the completion of work of this kind a long 
business. 

In spite of the great consideration (some people will perhaps 
think it excessive) that is always shown to property owners in 
Birmingham, the Committee· is too often forced to take legal 
proceedings and apply for closing orders. When closing orders 
are granted progress is greatly helped, but when adjournments 
are allowed, great difficulty is experienced in getting the neces
sary repairs promptly and efficiently executed. 

In spite of all these difficulties, and in pite of the restriction 
of their powers referred to in Chapter II., it will be seen from 
the :figure at the end of this chapter, and by anyone taking the 
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trouble to visit~courts th~t have be~n re-ar~anged an~ repaired, 
that the Birmingham City Council Housmg Committee have 
already a good record behind them. The knowledge and 
experience already acquired should ensure even better results 
in the future. 

B.-POWERS OF THE CITY COUNCIL. 

There are other ways of assisting in the solution of the 
Housing Problem which are outside the powers of the Housing 
Committee, but are yet under the control of the City Council. 

1. Open spaces should be provided in the city wherever 
possible, for the rest and recreation of the people. 

2. Some of the bye laws have already been modified, with a 
view to decreasing the cost of building, without interfering with 
the quality. It might be considered whether anything more 
can be done in this direction. 

3. Every boy and girl in our Council Schools should be 
taught the laws of health. Bad habits of dirtiness in the person 
and in the house, and of the consumption of unwholesome food, 
are handed down from one generation to another. Children 
should be taught which foodstuffs are the best value for the 
money, and they should also be taught to keep themselves 
clean. This may appear to be a little outside housing proper, 
but really it is not. Personal cleanliness would soon be followed 
by a desire to have the house kept clean, and we should then 
see the best, instead of, as too often happens, the worst, made 
of any accommodation that might be available. 

4. Miss Octavia Hill's system of rent collecting, which has 
been so successful in other places, should be started without 
further delay in Birmingham. It could, as a matter of fact, 
be immediately applied to the Birmingham Corporation houses 
in accordance with Minute number 13782, passed by the 
Birmingham City Council on June 2, 1885, which has never been 
rescinded. 

Particulars of this system, and a few remarks thereon by ~fiss 
Hill herself, will be found on pages 29-34. 

The adoption of Miss Hill's system in Birmingham would 
indirectly assist in the solution of the problems of poor relief 
and the unemployed. During the winter 1867-68, when distress 
in the metropolis was general and terrible, Miss Hill, then on the 
continent, wrote home to her lady assistants, suggesting that a 
small fund that had accumulated should be distributed to any 
of the families in great poverty. The answer was that there 
were none requiring such help. The tenants had never been 
allowed to get into debt for rent (now and then being supplied 
with employment to enable them to pay it), and were, there
fore, free from one of the greatest drags upon a poor family 
and moreover in times of prosperity they had been able to save'. 
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5. Those people who refu e to keep their hou es clean and 
respectable ought to be punished for their dirty habits quite as 
much as property owners in Birmingham are now punished for 
owning bad houses by being called upon to spend money putting 
such hou es into a condition :fit for human habitation. 

6. The Small Dwelling Acquisition Act, 1899, should be 
made u·e of to enable working men to buy their own house .. . 

7. The in tallation of a complete up-to-date system of trams 
in the city with cheap through means of communication between 
the city and its suburbs, o that working men who have to earn 
their living in the city may be able to live in the country, where 
land is cheaper and the air fresher. 
WORK DONE BY THE BIRMINGHAM CITY COUNCIL HOUSING 

DEPARTMENT FROM JANUARY, 1902, to JUNE, 1905. 
Houses represented as unfit for habitation 2,365 
Houses rendered habitable 560 
Houses undergoing repairs 283 
Houses demolished 258 
Notices unexpired . . . J ,254 
Closing orders obtained 589 

In addition to the 560 houses rendered habitable, 225 have 
been repaired without notice . In every ea e the pan closets 
have been converted into w.c.'s, with new drains, the latter 
being provided with inspection chambers, intercepting traps, 
vent shafts, etc., which in some ea es incurR a considerable 
expen e to the owner . 

Of the 1,254 outstanding, 550 are awaiting the statutory 
time limit (including three months suggested by the Justice ) 
and in 245 cases proceeding are being taken for demolition. 
This work has cost the Corporation nothing beyond small legal 
charges. In the remaining 509 cases negotiations are proceed
ing for the removal of obstructive buildings, etc. 

Thirty-three courts have been opened to their respective 
"treets by the removal of ixty houses, at a cost to the Cor
poration of £1,400, and at a cost to the owners, including repair· 
done to houses in the courts, of £15,260, showing an expenditure 
by the owners of over £10 for every £1 spent by the Corporation. 

These :figures apply exclusively to courts that have been 
opened out by the removal of obstructive buildings. 

:Numerous properties have been repaired and reconstructed 
according to the Committee's specifications, and under the super
vision of their Inspector, at a cost to the owner varying from 
£200 to £1,400 per property, without any expenditure by the 
Corporation. 

A few photographs of courts howing what they were before 
being dealt with by the Birmingham City Council Hou ing 
committee, and a plan with description of work carried out, 
and also the present condition of the same courts, will at once 
demonstrate the results of Birmingham's housing policy. 



PROPERTY No. 20 CouRT, NEW SUMMlijR STREET. 

The houses, N os. 88, 90, and two houses at the back 
of the same have been removed under Section 38 of the 
Housing of the Working Classe:-; Act, 1890, as obstructive 
buildings, and the gables of the adjoining houses havE' 
been reconstructed in 14 in. brickwork to the first floor, 
and 9 in. brickwork above. 

The roofs have been overhauled and thoroughly 
repaired. 

The walls have been raked and pointed throughout. 

Dampcourses have been inserted in every wall. 

The match-boarding has been removed from the walls, 
the old plaster hacked off, and new plaster put on. 

The chimney stacks of houses have been rebnilt with 
blue brick heads set in cement. 

New quarry floors have been provided, laid upon a 
3 in. bed of concrete. 

All defective woodwork has been taken out and made 
good. 

All living room ceilings have been taken down, the 
cavities cleared and limewashed and new ceilings pro
vided. 

Pantry window::; have been made to open with ven
tilation at top. 

Bay windows have been provided to living rooms, 
with top and end sashes made to open, also new doors, 
jambs, etc., have been provided. 

A lot of dilaJ?idated Rhopping at the end of the court 
has been demolished, and upon the site so cleared 9 w c.'s, 
4 washhouses, and the accommodation for 8 sanitary bins 
have been arranged. 

Stoneware sanitary sinks have been provided in every 
house, with discharge over a 4 in. gulley in yard. 

At a cost to the owner of over £800. 

l-,:) 
O':> 
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DETAILED ACCOUNT OF \YORK DONE ON ONE SPECIAL AREA. 
DARTMOUTH STREET, ETC. 

The area in St. Lawrenre's parish was represented by the 
then :Medical Officer of Health, Dr. Hill, in October, 1901, under 
Part I. of the Housing of the Working Clas e Act, 1890. 

In :\larch, 1902, the Housing Committee ubmitted the 
repre entation to the Council, and recommended that an 
improvement scheme under Part I. of the Act should not be 
formulated for dealing with the area, but that Part II. should 
be set in force to deal with the evils described by the Medical 
Officer of Health in his representation. 

The Council approved the recommendation of the Committee 
on l\Iarch 21, 1902, and this approval was communicated to the 
Local Government Board. 

In January, 1903, the Housing Committee brought up their 
propo als for dealing with the individual houses on the area. 

The Medical Officer of Health, who represented the area 
under Part I., visited individually the 589 houses on the area, 
but only 202 were at that time found by him to be in a state 
unfit for human habitation. 

Since then an additional 35 houses on the area have been 
repre ented by the present Medical Officer of Health, Dr. 
Robertson. 

The Committee in their report proposed that the policy of 
taking out obstructive buildings and opening up courts to the 
street should be adopted, and that for such purpo e the sections 
of Part II. relating to obstructive buildings should be enforced. 
The Council approved these recommendations and voted the 
necessary money for the purpose. 

The books of the Department show that out of these 237 
houses represented as unfit 145 have been repaired and ren
dered habitable. 

Forty-two have been demolished and the sites cleared. 
\Vith respect to the remaining 50 houses, 11 demolition order 

have been pas:sed, 17 closing orders have been obtained, and 
negotiations are in progress for taking out the remaining 22 
ob tructive buildings and for repairing the back properties. 

The Corporation are taking steps to widen one of the worst 
streets on the area. Some properties have already been 
acquired, and the street will be widened from time to time a 
opportunity offers. 

The proceedings to be gone through for the removal of 
ob tructive buildings are necessarily long and tedious. 

The tenure of property in Birmingham is very varied and 
complicated, and in the case of negotiations for the removal 
of an old house it is often found to be necessary to deal with 
freeholder, lessee, sub-lessee and mortgagees. 
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The Housing of the Working Classes Act necessitates the 
co-operation of all interests before the houses can be removed. 

In Birmingham, before any obstructive building is finally 
proceeded against, all owners interested are approached, and in 
the final arrangements each party interested takes a part. 

The plans following, explained below, show in detail the work 
that has been done on this area. 

Plan A shows the area as it was when represented by Dr. Hill 
in 1901. Plan B shows the area as it is now. 

Green shows the houses that have been rendered habitable 
under notice. 

Yellow denotes the houses that have been repaired at the 
instance of the Committee, but without actual notices being 
served. 

Black shows buildings demolished. 
Pink are houses intended to be removed as obstructive 

buildings. 
Blue denotes the houses on which notices are standing, and 

with respect to which negotiations are proceeding for work to 
be carried out.* 

Light blue denotes old yards formerly not paved, and prac
tically depositories for rubbish, which have been paved under 
the instructions of the Committee. 

Brown denotes that the Committee are taking proceedings 
for the demolition of these old houses. 

Many houses which were unfit for human habitation and 
which could not be made fit have been demolished. 

. .*In practica:Uy eve~y case these notices are outstanding on account of 
mtricate proceedmgs which have Lo be taken for the removal of obstructive 
buildings. 
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NOTES ON :Mrss HILL'S SYSTEM OF RENT COLLECTING. TAKEN 

FROM HER PAMPHLET, "HOl\'.IES OF THE LONDON POOR. " 

1. The chief feature of :\Iiss Hill'. svstem is that rents are 
collected by ladie ; and :\Iiss Hill gives the following reasons 
whv ladies are o succe ful in this work:-

<(a) They are accustomed to hou~ehold need;· and arrange
ments. 

(b) They are generally careful of details. 
(c) The wife is the person who pays the rent, and is at home 

to ee collectors. 
(d) Ladies are more familiar with all that makes home com

fortable for family life and children. 
2. Two of the main principles are " Hympathy with the 

tenant " and a clo e contact with their daily live ' . 
3. On acquiring the control and pos ession of a new block 

of property, the houses are overhauled and repaired, and the 
po ition and character of the tenants ar closely observed. 

4. Tenants who will not pay rent or who lead clearly immoral 
lives are ejected. The rooms or hou · e ~ which they vacate 
are immediately cleansed, distempered and painted. Those of 
the remaining tenant who show sign of or a desire for improve
ment, and appreciation of attention, are allowed to remove into 
the renovated rooms or houses, and thuR each remaining room 
is attended to. 

5. No sub-letting is permitted, and no incoming tenant are 
allowed to take a decidedly insufficient quantity of room ~ . 
The elder girls of the tenants, or older women, are employed 
in cleaning any passages, etc., for which the landlords are respon -
sible, and for this work they are paid. It is within the authority 
also of the landlord to insist on the cleanline of the outhouse , 
stairca es, etc., and al o to look after the cleanliness of the 
rooms themselves. 

6. Miss Hill has hitherto found such properties pay a very 
;.;afe four per cent. on capital invested, and at the same time 
a fund for the repayment of capital is accumulating. In some 
cases five per cent. is earned on the capital invested. 

7. This interest is realised after spending a liberal allowance 
for repairs. Each property is allowed a certain amount per 
year for repairs, and if this amount is not all spent, the surplus 
is used for providing such appliances as the tenants themselves 
desire. It i therefore to the intere t of the tenants to keep 
the expenditure for repairs as low as possible. This is calculated 
to re train the wanton damage common among the tenants of 
the lower class. They are careful to a void injury to the property, 
and are useful in :finding economical methods of repairing, even 
doing some repairs of their own accord. 
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8. In connection with the buildings in several neighbourhoods 
a large assembly room has been built or a large room set aside 
for gatherings, libraries, etc., and social gatherings are held 
there at different times for both sexes, and for young and for old. 

9. Advantage is taken during the weekly call for rent to have 
a little quiet and unobtrusive conversation with the tenant, 
and although most landlords find a difficulty in approaching 
the tenants in any other way than purely as tenants, :Miss Hill 
has after a. short time been able to enter into the family questions 
and troubles, and willingly gives advice on and sympathy to 
all matters concerning the household. 

10. All the tenants are numbered, not merely counted, but 
known individually, man, woman, and child. They are known 
at their best and at their worst. 

11. The tenants are never allowed to involve themselves in 
debt for rent (see end of these notes). Now and then they are 
supplied with employment to enable them to pay it, but this is 
in no way held before them as likely to be done, and every effort 
is made to develop a sense of independence. 

12. Attention is paid to the children. Games and ground 
are in some cases provided for them, and a general interest 
taken in their welfare and happiness. 

13. Only in extremely exceptional cases is pecuniary help 
given, and then only through and in co-operation with organi 'ed 
charity, the principle adopted being that it is infinitely better 
to give work than either money or goods, and it is considered 
most important that the manager should not be an almoner. 

14. Each tenant is treated as a man or woman with their 
own view of life, and is left free to fulfil such views, the aim of the 
rent collector being rather to bring a man or woman to a point 
of considering and judging right. 

15. One of the re ults of this work is that instead of being 
met on the doorstep with the rent-book and half a week's rent, 
with further entry denied, a warmer welcome is extended to the 
collector of the rent, who naturally enters the room, and in nine 
times out of ten sits down for a little chat. 

The result of Miss Hill's method is that landlords are con
tinually giving her more property to manage (the Ecclesiastical 
Commissioners handed over to her in 1903 a further twenty
two acres of houses), and tenants are always on the look-out 
for " houses under the ladies." 

The question is often asked-How does :Jiiss Hill manage to 
avoid any arrears of rent~ The answer is-Firm but friendly 
insistence generally brings the rent. When tenants find they 
have to pay rent for the house they live in, they bestir themselves 
to earn the necessary money. Miss Hill's lady assistants have 
many ways of helping them to do this, such as employing them 
to do repairs in the houses, employing the elder girls to clean 



31 

the staircases, etc., etc., but one of the chief causes of success 
is that the influence brought to bear long before misfortune 
overtakes the tenants enables them to meet it when it comes. 
Miss Hill's tenants do not get into straits so easily as the tenants 
of those landlords who take no interest beyond collecting the 
rent. 

It is impossible to explain in writing the thousand devices 
adopted by resourceful people for giving sympathetic assistance 
to those who require to be taught to help themselves. Suffice 
it to say that ladies trained by :Jiiss Hill do succeed in collecting 
their rents almost in full, and this with nothing but good results 
for the tenants, who are also their friend . 

Reprinted fr01n " The Daily Chronicle." 

HOUSL"'"G DIFFICULTIES. 

NECESSITY FOR \VISE :JIANAGEMENT AND PER ONAL INFLUENCE. 

l\Iay I address a few words to your readers on the Housing 
Problem, in order to draw attention to the fact that in many 
cases the evils in particular areas do not call for reconstruction, 
but for wise and firm management r It is important to realise 
this fact, because there is a danger that small houses may be 
wept away in the desire for rebuilding 'vhere rebuilding is not 

called for. In such small houses, the poorer tenants can be 
accommodated at low rents, which are impos ible after large 
building expenses have been incurred. :Jioreover, such hou es 
are far better fitted for the less disciplined tenants than block
buildings. It is these less-disciplined people who form the 
main difficulty in the problem. 

A LES ON FROl\I NOTTING DALE. 

Perhap., I may be 't illustrate this point by reference to the 
di. trict of S-otting Dale, frequently mentioned in the Press of 
late, and where we are ourselves at work. 

Four years ago, a friend purchased the leases of seventeen 
hou 'e in a street there, and put them under our care. \Ve 
found them in the hands of middlemen, who let them in furnished 
rooms, often by the night, to tenants whose references could not be 
taken up ; and the standard of cleanliness, order and morality 
was 'vhat one might expect, and what has been mentioned in 
the Press. It was this cla-. of trade and this system of no
management in the hands of ignorant middlemen which produced 
the state of things described, and which obliged :Jfr. Charle' 
Booth to depict the area by a black patch amid the large spaces 
of red and yellow that mark the homes of the well-to-do. 

A second cause of deterioration of the dwellers there was 
preci 'ely the neighbourhood of these very people designated 
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as " well-to-do " ; but who as a rule are so very ignorant of 
the effect of their action on their neighbours as to scatter among 
them indiscriminate and uncertain gifts. 

It is not the state of the houses which had caused the evil. 
The street is very wide and airy, and is composed of nice little 
six-roomed houses, with good yards at the back. The sanitary 
authorities had kept up the appliances well, and had insisted 
on frequent cleansing; so that, though the place wa swarming 
with vermin and polluted by its inhabitants, we found com
paratively little to do in structural alterations. In fact, I feel 
that the houses lend themselves particularly well to just the work 
which will gradually raise this clas of tenant, and which meets 
their needs. 

CLEARING OUT THE MIDDLEMAN. 

Our :first duty was to remove the middlemen and to enter 
into direct relation with the tenants. We introduced a" 
managers, coming into almost daily communication with the 
tenants, a group of well-educated and high-principled ladies. 
The dirty furniture was removed, and the people were encour
aged to provide their own. In this way, the rent being lower 
for unfurnished rooms, families could take two rooms for the 
same rent as one, thus mitigating the crowding. The closet..,, 
wash-houses and yards were supervised; the drunken and 
rowdy inmates were, in a measure, both influenced and restrained, 
and the quiet poor were protected, encouraged, and gradually 
raised to better conditions. These small houses, with room· 
light and good-sized as things go, and which can be let to a small 
number of tenants with wash-houses and yard in common, lend 
themselves well to the class of tenants most difficult to raise 
and provide for. No large expenditure in building ha been 
incurred. 

VALUE OF PERSONAL INFLUENCE. 

Rebuilding almost neces arily involves smaller rooms and 
higher rents. The floors of two rooms are let at 5s. to 6s., and 
there are a few mall rooms let at ls. 6d. Three or four families, 
who are set. on quiet, are able to occupy a house, and are not 
forced into contact as in a block, with a number of less self
controlled neighbours ; yet the fact that there are three or four 
in a hou e using yard, wash-house and staircase in common. 
makes an excellent reason for that personal supervision so 
essential to order and cleanlines which we ladies are able and 
glad to provide. 

Rebuilding is quick, clearance is quick ; but this individual 
and detailed work necessarily takes time ; nor is its effect easily 
discerned, when looked at by the cursory visitor or newspaper 
reporter. 



In my experience it i · thus individuall~~ and gradually that 
thh; class of tenant can be raiHed ; and among the mearm for 
their improvement I 'hould rank as almost the mm.~t potent 
the silent influence of those quiet and righteous families among 
them who can be protected and encouraged to live near them. 

I quite accept the descriptions given of murh that goe , on 
in the street. I should be the last to palliate the sen e of horror 
and shame that such things hould exi, t among us ; my own 
fellff\v-workers often eorne back awed b~y the weight of evil 
there ; but I would point out that it is not, in this neighbour
hood, the hou es which are in fault; but the government of them 
and the lives of the inhabitants. 

REMAINING PLAGUE SPOTS . 

. May I add a few ·words as to the measures needed to carry 
such reforms further. 

The control of seventeen housef-4 in a long street doe· not 
entirely secure order in the 'treet, and though we have been able 
through the help of friends to add during the last four yearn 
nine more to the original seventeen, and to purchase eighteen 
at the further encl ahm, which were not so bad, but were likely 
to become so, there remain man~T over which we have no con
trol whatever. These are centres of dhmrder, and tell heavily 
again 't those we manage. The first point in any effort for 
furthn reform would be to get control of these. The short 
leases form one element of difficulty, and the ground landlords 
·honkl lw approached. 

INDI 'CRBIINATE ALl\foGIVING. 

Tlw hrw affecting the management of the public-houses in 
the dii::;trict should be enforced. Evidence as to the conduct 
of tbe~w :-;hould be obtained and acted on. Indi ·criminate giving 
should be avoidrd, and \vh;er action taken b~- the charit
able. These people are not poor a~ a rule ; they i::;pend Pnor
mously in drink, they pay double rent, if it be exacted nightly, 
rather than half the amount if they have to keep it for a week. 
The men often will not work, but live upon their wive8. All thi8 
is perpetuated by fooliRh almsgiving. I am working in Routh 
London, far from the well-to-do, and I do not find there nearly 
aR many thriftlesi::;, nor one-tenth as mainy lying drunk on their 
doornteps, on a Bank Holiday, as I found when I went to Notting 
Dale. ThiH i::-; a heavy reHpon8ibility for tlte donors to beggar~ 
and im poHtors. 

It iH inadvisable to stigmatize a neighbourhood with such 
names ai::; " . .Modern ~ vernns." The drunkards and the fightN. 
arp much in evidence ; it is they wl10 make the imprei::;sion if 
you entN the street on a Saturday night ; but in the houses 
themselveR, out of sig:ht and quiet, are respectable little home , 
gentle and induHtriouH widowH supporting their families, unob-
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trusive men returning to happy, well-conducted homes; and 
everywhere about among them managers set on their encourage
ment and protection, eager to give them extra appliances, or 
start their children in good work, determined to secure decency 
and order for them. 

I do not wish to praise these ladies ; they are the last to 
desire it ; they feel such work their duty ; but I do ay that 
it is by such influence in such a street, by such detailed super
vision by those representing the owners, that a group of rowdy 
people in the district in which they dwell can, so far as my 
experience goes, alone be redeemed and set in order. 

CH.APTER V. 

WHAT GAN BE DONE BY OTHER .AGENCIES. 

Few people not immediately connected with, or intimately 
interested in, housing reform and rescue work in the slums of 
our large cities realize to the full how great an effect the drink 
evil has on our ·social miseries, and therefore it is necessary to 
emphasize this branch of the housing problem. 

The evidence given to the Housing Committee of the Bir
mingham City Council by mis ·ionaries, relieving officers, school 
attendance officers, and . other workers in the slums, is full of 
statements to the effect that to a very large extent excessive 
drinking i8 responsible for creating slums. 

The following quotations cannot fail to · be of interest :
Rev. Thomas Pipe, Fazeley Street Mission : 
" There are many living in small houses who go in for the 

cheapest possible rent, not because they cannot afford to pay 
more, but becam:.e they want every penny they can get for 
drink.'' 

)Ir . .A. H. Barker, Birmingham City l\Iission : 
" To a very large extent drink is the cause of this state of 

things, and no housing reform will be of the slightest use until 
temperance reform is advocated more vigorously than it is at 
the present time." 

:.Messrs. Lines and Richards, Relieving Officers : 
'' If the tenants could be prevailed upon to pay ls. per week 

less for beer, and ls. per week more for house rent, they could 
have a house to themselves and live in better surroundings, 
and it would do a great deal towards solving a difficult 
problem.'' 

)lessrs. Reynolds and Pritchard, School .Attendance Officers : 
" The great difficulty is that there is nothing to counteract 

the inducements to spend so much money in drink. The public
houses are always full, and the tenants seem always able to pay 
for drink, even when they say they have no money to pay the 
rent." 
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The evidence given before the Gla 'gow Municipal Commission 
on the Housing of the Poor contains many similar statements, 
some of which are most striking, not only in themselves, but 
also because they completely corroborate the Birmingham 
evidence. 

The following are a few only of the many references in such 
evidence to the drink evil :-

Elizabeth Tennant, or .i'Uartin, wife of a furnacernau : 
'' But as both of us drink, we cannot see our way to furnish 

a hou e, and prefer to remain in furnished lodgings." 
David :Jiyle ', Night Inspector : 
"I have known cases where people living in ticketed houses 

earn £2 per week."* 
J. R . .1\Iotion, Inspector and Clerk of Glasgow Parish: 
'' Drink, premature marriages, anJ o·am bling are the main 

causes of pauperi ' m. .Again, if we could get rid of the drunken 
and immoral people there would be very few to provide for, 
a far as housing is concerned ; 95 per CPnt. of crime is caused 
by drink. W or km en and tradesmen .'pend a good part of their 
wages on drink which they might put into rent." 

l\Iiss K. V. BannatynP and A . .i'U'Crarken, Charity Organisa-
tion Society : 

"Drink to a very large extent cau 'es the Housing Problem." 
:m s )I. B. Blackie, Glasgow Kyrle ociety: 
" Drink i the root of the Hou ing Problem. If we had less 

public-houses, we ' hould require le s police." 
Rev. Canon Mackintosh, Archdioce e of Glasgow: 
" The multiplicity of small public-house , e pecially in slum 

di tricts, has a mo 't delet~rious effect on the population." 
Rev. G. Lawrie: 
" Drink is very largely responsible for the Housing Problem. 

It i sometimes a cause and sornetimes an effect." 
With this evidence before us, and also the public tatements 

made by :Jir . .Addi cott, l\Ir. John Burns, and Dr. Robert on, 
Medical Officer of Health for Birmingham, which are given 
below, it is not surprising to find that careful observers and 
moderate-minded men are of opinion that if there were no 
exce. sive drinking, the Housing Problem would be very largely 
solved. 

Mr. J. W. Addi, cott, Chief Iwpector of Nuisance , Ply
mouth: 

* A ticketed house is one which has been measured and beaes on the outside 
of the door a metal ticket showing its rotation number in the property, the total 
number of cubic feet of free space, and the number of adults allowed, children 
under teu years being designated by one-half. Practically ticketing is resorted 
to only when it is considered desirable to inspect the houses for overcrowding 
during the night. 
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'' If one-half only of the money ·pent in drink and self
illdulgence was spent on the house, there would be no Housing 
Problem." 

J\Ir. John Burns, l\LP. : 
" The one supreme remedy immediately at hand i ' for the 

overcrowded to drink less and to think more." 
Dr. Robertson, l\Iedical Officer of Health, Birmingham 

(Report on Floodgate Street Area, October. 1904) : 
" On the area we found a large number of skilled arti 'ans who 

admitted receiving good wages and who were apparently living 
in conditions of poverty from drinking, gambling, or other 
unnecessary expenditure. 

" It is difficult to say whether drink, combined with ignorance 
and carelessness, does not play as important a part-or even a 
more important part-than all the conditions of bad housing, 
smoky atmo phere and poverty. 

" If we can by any means remove thi abu:::;e of drink, a great 
step in the direction of cleanliness and better health will be 
made." 

These opinions, so strongly e:xpres ·ed by disinterested people, 
led to careful and definite inquiries bring made as to the effect 
on the Housing Problem of the reduction of the number of licensed 
public-houses in Birmingham. 

One member of the Birmingham City Council Housing Com
mittee informed me that in tho~e particular small areas where 
the number of licensed houses had, by the Joint Committee of 
magistrates and brewers, been reduced l>y one-half, there was 
already a great improvement in the way the people lived; their 
houses were cleaner and more sanitary in every re ·pect. 

This statement, coming as it did from a strong upporter of 
Mr. Balfour's Government, was very striking, but it did not, 
however, seem to me quite circumstantial enough to ba ·e a 
conclusion upon, and therefore I have made personal inquiries 
when visiting the houses represented to the Housing Committee 
as unfit for habitation. These horn;;es are, of eourse, when 
represented all bad and quite unfit to live in, yet in . ·ome cases 
there i evidence of an attempt to keep them as clean as possible, 
and the children show signs of can• and attention. ·whereas 
in others, unfortunately, a majority, the tenants neither trouble 
to look after the cleanliness and comfort of their homes nor the 
education and welfare of their children. Excessive drinking 
is genera1ly found to be the cause of the neglect. 

It is naturally difficult to obtain 1tbso1utely reliable informa
tion by questioning people seen for the first time, but when 
visitors treat the tenants of the slums with discretion and con
sideration: they can obtain a large fund of information, which, 
after careful sifting and consideration, carries tlw weight that 
always goe~ with practical pen~onal experience. 
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Time after time I have found the tenants of mall and dirty 
house to be in actual receipt of large wages. 

'Vhere little or nothing is spent on drink, the houses and 
the children are cleaner and more re pectable, even when wages 
are low, than where there i. plenty of money pent on the parents' 
drink. One case in particular, and this is by no mean an i olated 
in tance, struck me very forcibly. .An owner was called upon 
by the Hou 'ing Committee to spend a large amount of money 
on two courts. He carried out a considerable amount of work 
according to the requirements of the Committee, and yet six or 
twelve months afterwards the tenants made the houses almost 
a dirty as ever, and this was in no way due to the manner in 
which the repair, were done, but to the condition of life in the 
neighbourhood. 

There i in the neighbourhood to which I am now referring 
a large excess of public-hou e · beyond what are required for a 
reasonable 'upply of drink to the inhabitants. 

The Birmingham and Glasgow evidence, and the personal 
experience of the Housing Committee, led me to the conclusion 
that dimini 'hing temptation to drink, by a reduction in the 
number of licensed houses, leaving only a sufficient number of 
public-hou "es to supply the legitimate needs of the neighbour
hood, would help very much indeed towards the removal of the 
pre ent unhappy housing condition . Thi opinion i' supported 
by the fact that, in several int'3tances besides the one cited above, 
I have een the money expended by landlords on improving 
their property wasted by the neglectful and destructive habits 
of the tenants, encouraged by the. exces ive drinking facilities 
of the neighbourhood. On the other hand, where opportunities 
for and temptations to exce" ive drinking are less obtru ive, the 
improvements made by the landlords have been appreciated 
by the tena!lts. 

The la t reduction of public-hou"es in Birmingham,-namely, 
:fifty over the whole city, was too ·mall and scattered to have 
any effect on the inhabitants of any particular neighbourhood, 
and this has led thoughtlesR and al. o self-interested people to 
come to a wrong conclusion concerning the effect of a reduction 
of drinking facilities ; but we can form a trustworthy opinion 
from the remlts obtained in the , mall area,' that were dealt with 
before the " revolt of the brewers." The e results ju tify us 
in believing that such a policy applied to the whole city would 
effect a Yery marked improvement in the condition. of the 
'lum . 

In thi, controversy we have, on the one "ide, the temperance 
extremists, and, on the other, the drink extremist . Moderate 
men will not be too much affected by the view of either of the e 
partieH, but they must reali e that the views of the extreme 
temperance party are at any rate monetarily di intere ted, 
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whereas the brewers or drink extremists on the other hand would 
not be human if their views were not biassed by the effect on 
their profits of any reduction in the consumption of drink. 

To use the graphic words of a local brewer," The Birmingham 
surrender scheme had to be stopped because it was reducing the 
consumption of drink." The Birmingham surrender scheme 
is fully described by Mr. Arthur Chamberlain in a pamphlet 
published by Cornish Brothers, Ltd., 37 New Street, Birming
ham. This scheme came into action in 1898, and in a few words 
may be summed up as follows : .An area was selected and all 
the licensed houses in that area were valued. It was then 
determined which houses should be 1mrrendered, and the ownern 
of these house received compensation from the owners of the 
houses that remained. Compensation was, in reality and not 
merely in name, provided by the trade itself, and the justice of 
betterment was observed. The e:xcesH of compensation over 
betterment, if any, was debited to profit and loss and provided 
by the general body of the trade. 

The carrying out of the scheme wa::; placed by mutual consent 
in the hands of a joint committeP of three magistrates and three 
brewers. 

It is necessary to explain the Birmingham surrender cheme, 
because many people confuse it with the plan of granting new 
licences on the ·urrender of one or more licences. That plan 
was tried and discarded for rea ·ons that cannot be gone into 
here. Colonel Cranford, in the ~lllonthl.11 Revie1c for June, 1904, 
pointed out some of the reasons why the plan of giving " new 
licences for old" has proved unsatisfactory . 

.A reduction in the number of licensed houses was effected, 
not merely talked a bout, and there were prospects in the near 
future of an increased rate of progreH. ·, when suddenly a great 
agitation put an end, for a time at any rate, to the work of 
licensingJreform in Birmingham. This agitation in Birmingham 
was coincident with the agitation all over England ·which re, ulted 
in the passing of the Licensing .Act, 1904. 

It is well in a matter of such vital importance to leave on one 
side all extreme views, and to consider carefully how the reduction 
of public-hou es affects the Housing Problem. It would al o be 
well if politicians responsible for the legi lation of the country 
were induced by the evidence of those labouring in the slums 
to inquire further into the drink que tion. To me it seems 
unfair and un-English for one set of property owners (the rich 
brewers) to be allowed to continue the exce, ive practice of a 
trade which puts another set of property-owners (owners of small 
house property are often far from rich) to a great deal of unneceH
sary expense. Let politicians thoroughly study the drink 
question as it affects the Housing Problem, and, regardless of 
political and social influences, however po-werful and persistent 
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so much misery. Several 8upporten; of the Licensing .Act, 
1904, expres 'ed in the House of Commons their belief that to 
reduce the number of licences would not reduce drunkenne 'S. 
From this it would appear to impartial observers that the .Act 
wa' not intended by it authors to expedite that urgently
required reform, the reduction of the number of licences. .All 
I have to do is to point out that so long a the evil of exce ~ 'ive 
drinking exi ts, so long will the labours of social reformers, 
philanthropists, local authorities, and property owners in attempt
ing the solution of the Housing Problem be largely thrown away . 
.Also that where the abolition of exce::dve drinking facilities 
ha, brought down the number of public-hou es to a figure 
sufficient for the legitimate demand of the neighbourhood, 
and no more, as in the three 'mall area· of Birmingham dealt 
with by Mr . .Arthur Chamberlain and his colleagues, there we 
find a great step towards a better tate of hou ing affair'. 

In view of Dr. Robertson's weighty remarks concerning 
excessive drinking in the Floodgate Street area, it is very much 
to be regretted that at the licensing sessions of l\Iarch, 1904, the 
Birmingham magistrates decided, by a very narrow majority, 
not to abolish any of the redundant licences on that area pending 
the coming into force of the Licensing .Act, 1904. An opportunity 
which may not recur for some years was mi sed of effecting an 
important social reform in a part of Birmingham which 
sorely need~ assi. tance. 

The proposal to remove 16 out of the 43 licences on thi' area, 
if carried through, will no doubt do something in the direction 
we are considering, but it is quite inadequate to the needs of 
the case. 

I am not concerned with deciding where the blame lies ; my 
province i confined to pointing out how hopelessly unsatisfactory 
i the present condition of licensing affair in Birmingham a. 
far as the housing problem i concerned. 

I cannot leave thi part of my subject without insi ting 
upon the fact that the conditions of slum life are a great incentive 
to drink, as well as drink being a large contributor to the exist
ence of our lums. No one can visit the bad part of our big 
cities without a feeling of wonder that any sober men and women 
are to be found there. It is cruel to blame unreservedly lum
d wellers who take to drink; it is criminal to permit the exi tence 
of excessive and unnece sary temptation . No excu e of 
ignorance or apathy, or of :financial, ocial, or political influence, 
however great it may appear to be, will relieve from blame tho e 
re ponsible for the present licensing conditions in England. If 
better housing and kindred work are to make any headway, 
these unnecessary temptations to drink mu t be removed. 

The next point with which we have to deal is the land 
question. 
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.At the present time land is held up in our large cities until 
it reaches a value to satisfy the owner. It is not desirable to 
interfere with the liberty of the subject, but it itS very unsatis
factory that people who do thi should escape paying their 
proper proportion of the cost of the government of the district 
in which their land is situated. 

When it is remembered that the value of land depends 
very largely on the enterprise and energy of the community 
living on or near it, there seems every reason why landowners 
should pay their fair and full share* of the cost of that govern
ment which protects their property and often greatly increases 
its value. 

The propo:sal to tax land values and to give Local Authorities 
})Ower to buy land at the price put on it by land owners them-
'elves for the purpose of taxation, would no doubt prevent 
this holding up of land, which interferes so seriously with the 
available supply of a commodity not producible by human 
hands, and which forces its price in and around big cities above 
what it would be jf there were free trade in land. 

Under present conditions, so long as a man does nothing he 
pays next to nothing; but the moment he begins to work or lets 
someone else do so, the tax collector levies a heavy :fine. The 
present system is, in fact, nothing more nor less than " a premium 
on idleness and a tax on industry." On the other hand, the 
taxation of land values would encourage rather than hinder 
energy and enterprise, and should bring land into the market 
more freely than is the case at present. A step in this direction 
is absolutely essential to the problem before us. 

Another ·advantage would be that the Local Authorities 
could buy up land at fair, instead of at exorbitant, prices, with 
a view to laying it out for building on sound and healthy lines. 
That is to say, it would enable English Local Authorities to 
follow the excellent town exten 'ion plan adopted by many 
German towns, which is shortly described in the next chapter 
of this book. 

The villages of Bournville and Port Sunlight, and the plans 
of the Garden City Association now being carried out at I,etch
worth in Hertfordshire, show what could be done if Local 
Authorities were to undertake the duties of ground landlords. 
Local Authorities have many disadvantages as compared with 
private individuals or limited companies, who are concerned 
with one thing and one thing only, but they could do two 
things. 

1. They could lay out large tracts of land on a compre
hensive plan, with a sufficient number of broad 'treets to take 
through traffic, narrower street where the traffic of onlv those 
living in them i the chief thing to be considered. terraces for 

* f'ome authorities on the question think they <lo tliis already. 
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those who prefer quiet and freedom from du t, and, above all, 
a sufficiency of breathing spaces for elder and playgTounds for 
children. 

2. They could exerci e reasonable control over the class of 
hou e built, and the quality of materials and workmanship 
employed. 

The attainment of these two object might al"o be a sisted 
on all new building e tate ' if local authorities were empowered 
to require the provision of ::mfficient open spaces, etc., before 
pa 'Sing plans for new roads and building8. The present system 
of waiting until the land has gone up to building prices before 
buying it for public park is obviously wrong. 

I do not presume to ay whether all or any of the pre 'ent 
propo als for reforming our land laws and taxes are right or 
wrong ; on the contrary, I recognise that able and conscientiou, 
men who have clo ely tudied this subject see great difficulty in 
attaining the object in view without inflicting hardship that 
will hinder progress and reform. The details of any scheme 
dealing with so intricate a problem mu t of course be mo t 
carefully worked out and considered, but that is no reason 
for not attempting to improve the present conditions. .A 
reduction in the price of land would undoubtedly help matters, 
but the vital points are to increase the upply of land available 
for building purpo. e , and to en ure that new suburb. are 
properly laid out. 

::\Iy next sugge tion i" that the rise in co 't of building which 
has been already referred to would certainly be to some extent 
counteracted hy the abolition of what is known as the 
" Ca-canny " policy still adopted by some of the workmen 
employed in the building trade. 

JUr. Lever, him ·elf a lifelong Trades Unionist and the founder 
of Port Sunlight, in a ~peerh at Liverpool, in 1902, referred to 
thi point in the following words :-

" Cottages on a pattern which thirteen years ago cost £200 
now co t £330, becau ·e the men engaged in the building were not 
doing their be t and did not turn out the Rame amount of work. 

o better wages per week were received by the workmen, but 
all over the country there seemed to prevail the mistaken idea 
that for a man to work hi best for his master in the old
fa hioned way was an act of disloyalty to his fellow workmen, 
and therefore he ought to keep his work well within the compass 
of hi ability. The belief prevailed that it would be robbing a 
mat and taking the bread out of hi:s mouth for two men to do 
the work which they thought ought to provide employment 
for three men. Wherever that policy wa · carried out it would 
drive the trade acroR the ea , and in the re ult would cripple 
England as a nation. The fir. t who would feel the effect would, 
unfortunately, be the very class it was intended to benefit. 
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Such a policy did not bring the workmen better wage,' an.d more 
recreation, and in his opinion that question along with the 
land question was at the root of the Housing Question to-day." 

And when attacked he added:-
" He had alwa:v done his utmost to further TradeH Unioni m. 

He believed in it and was friendly to it. 
"If the worl er would not take a word of advice from a 

friend, from whom would they take it ? 
" He believed it was the hrn.;tlerH among working men who 

made work plentiful. 
" His disposition to Trades Unionism had alway ' been friendly, 

and he thought his life proved that.'' 
The " Ca-canny " policy is now repudiated by Trades Union 

leaders, and therefore it is not unreasonable to hope that before 
long we may see all workmen as anxious to give a fair day's 
work a they now are to get a fair day's wage. 

Thi most de irable state of affair might be ha 'tened if 
employers of labour would, by fair-minded and liberal treat
ment, encourage their men to work harder, instead of grudging 
them good wages for honest work, and cutting prices the moment 
they see men earning more per week than they think they ou~ht 
to have. 

The :fiscal discussion has drawn every one's attention to the 
axiom that the cheaper commodities are the more people there 
will be who can afford to buy them; and therefore the more 
employment there will be for the working men engaged in pro
ducing them. 

This being so, a workman who give a fair day's work for a 
fair day's wage is not, as some think, robbing his neighbour of 
a job, because the cheaper the work is turned out, the more work 
there will be to do. 

CHAPTEH VI. 
THE EX.AJ\IPLE OF GER fANY. 

It is quite impossible in the pace at my dispo al, and indeed 
it is not my wish, to deal fully with what is being done in Ger
many towards the solution of the Hou ing Problem. I shall 
simply endeavour to give a broad outline of the system, which 
is explained at length in Mr. Horsfall's interesting book on the 
ubject. 

Those who are working at the Housing Problem in England 
with a view to the mending or ending of exi ting houses that are 
unfit for habitation, recognize that something mu t be done, 
and that quickly, to prevent the creation of new slum which 
are in the proce of formation at the present time in many 
uburban diEttrict . 

English byelaws enable Local Authorities to insist upon 
certain regulations as to air space, etc., etc., but they do not 
enable, nor on the whole is it perhaps possible that they should 
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enable, Local Authorities to ensure any new building areas 
being laid out with recreation grounds for children and th~ 
breathing spaces nece sary for preserving the health of the 
community. 

Thi ideal ha been attained in some German towns, and 
could be attained in England if Engli h town councils, like some 
German town councils, owned large quantities of land. The 
Local Authority as ground landlord i able, before building 
eommences to lay out virgin areas on a complete plan, whieh 
ha been well de cribed a the Town Exten ion Plan. It al ' O 
deals on similar lineH with the rest of the land in the district 
under its jurisdiction. 

By the adoption of this policy the eommunity benefit 
in two ways :-

1. The creation of new slum is prevented, and the land 
i ' laid out for the building of artisan ·' dwellings and other 
purposes in accordance with the latest knowledge as to what 
is nece ' ary to the health of the community in the matter of 
open paces and other important matter·. Better house. and 
better surroundings are ensured for the poorer classes. 

2. Any increase in the value of land caused by the increase 
and energy of the community goes into the pockets of those 
who have created the increa ' ed value, and in the same way the 
whole monetary value of any public improvement, such as 
improved means of communication, etc., etc., goes into the 
pockets of those who have borne the co t of the improvement. 

It may possibly elucidate my meaning with regard to thi~ 
second benefit if I draw attention to the pre~ ent state of affairs 
in thiH country. A ' things now are, when an improvement is 
sugge ted, such as the laying down of a tramway, the widening 
of a treet, etc., etc., land owners and property owners, whose 
land or buildings are required for the improvement, always 
get from the community for their property a larger sum of 
money than it i really worth, and certainly more than they 
would have got if the improvement had never been projected 
by the Local Authority. 

This i · not the worst of it. There have been case;.i too 
numerou ' to mention where property owners.iihave opposed and 
obstructed important public improvement because they find 
that by thi · means they get a higher price for their property. 

And then, ·when it is all over, "the unearned increment," 
the increased value of land due to the improvement which they 
have oppo ed, goes into their pockets instead of into the pockets 
of the community to whom it really belongs, being brou<Yht 
about, as it i , by the increa ·e in population and by the energy 
and ability of tho e respon ible for the management of public 
affairs. 

This unsatisfactory state of things is remedied without doing 
inju. tice to anyone, by the German plan of Town Councils buying 
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up as much land as they can afford, and thus the 0 Teat evil 
of holding up land until it will fetch a certain price, which mili
tates so eriously against the healthy development of our English 
cities, is to a large extent if not entirely prevented. 

Having shown the wisdom of Local Authorities owning 
considerable tracts of land, the que tion is how to make use of 
it. 

Should they build artisans' dwellings themselve or hould 
they encourage other people to build on their land ·~ 

l\Iy views on the first question are definitely stated in Chapter 
III. referring to the question of municipal house building. 

Then come the question as to what sort of people the Local 
Authority should encourage to build on their land, and there 
I would once more draw attention to the example of Germany, 
where town land is offered on building lea "es to what :i\fr. Horsfall 
so aptly describe as " building societies of public utility," and 
also to private builder~. 

A condition on which they lay great stress is that an exorbitant 
percentage of profit must not be looked for by those leasing town 
land. Buildin_g societies or private individuals must be satisfied 
with a four per cent. return, and in case of liquidation must not 
pay their members more than the nominal value of their hares, 
any surplus being re erved for public purposes, and in that 
case the town land is sometime" let at a temporary lo s for the 
building of artisans' dwellings. 

The advantage of municipal ownership of land on the line:-3 
sketched out above as opposed to municipal hou,'e building is 
that the Local Authority can benefit a far larger proportion of 
the community by the expenditure of any given sum of money. 
Birmingham, for instance, if it confined itself in the matter of 
housing to owning land, could, I think, raise sufficient money 
for the purpo ' e to accommodate all the artisan. ' dwellings 
required to meet the increase in its population. There would, 
therefore, be no danger of taxing the many for the benefit of 
the few. Wherea it i" evident that Birmingham's financial 
resource. would be exhausted long before the Corporation had 
built houses for even a tenth part of its artisan inhabitants. 

A few extracts from ~fr. Horsfall's book will no doubt be of 
interest. 

" In Germany it is recognised by all careful observers of the 
subject that two of the neces~mry conditions are:-

" 1. There shall always exist carefully thought out plans 
prepared by the Town Council, re erving ites for institutions, 
open "pace;·, etc., etc., needed by the community as well as for 
the hou es themselves. 

" 2. That the Town Council Hhall be prepared to O'ive to 
co-operative and other building :wcieties, and if nece 0 ary also to 
individuals who are willing to erect houses of the kind most needed 
loans at a low rate of interest. 
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"3. A sufficient number of wide Htreets mui:'lt be arranged 
for, and streets used exclu ively for dwellings must not be so 
wide as to make the house too costly. 

" 4. The Town Council shall have power to purchase, 
without having to make application to Parliament, and at a 
rea onable price, a much land in and near the town as it desire 
to buy. 

" In England the rhief cause of evil i' that our towns lack 
the pleasantnes which is the most important condition of cheer
fulne sand hopefulnes' necessary to the good of the community. 

" The insistence on the need for leavincr a large proportion 
of land uncovered in the outer parts of our towns would re~mlt 
in making it impossible to house too large a number of person on 
a given area of land, and would prevent the prire of land rising 
as much as it otherwi e would. 

" The evils which at present prevail have their chief sonrce 
in unhealthy peculation of land. This would be mitigated, 
if not entirely prevented, by the adoption by Ijocal Authorities 
of a uitable land policy. 

" ReasonablP rents for workmen's houses can be en ·ured 
only if suitable sites are faken for all time out of the reach of 
speculation. 

" Experience shows that the mere existence of the possibility 
of legal compulsion suffice"'· in 1110.t cases to indure those who 
suffer unju 'ti:fiable oppo 'ition to come to a reasonable arrange
ment in good time. 

'' The town of Du seldorf in the la 't few year' has incor
porated a wide belt of the country which surrour{d it, and is now 
covering this belt with streets, open paces and buildingR. 

" Owing to the success with which it has managed itH land 
mm has been able to spend large 'urns on new schools, new 
streets, etc., etc., without increasing its rate!:'. 

" Per ons who have regard to hygiene 'OOn call attention to 
the fact that the interests of health are not safodied by general 
widene ·s and , traightne ·s of treet ·, but in eertain circum
stance are injured thereby. 

" Broad 'treets are rPquired for traffic, but are dii·mdvanta
geous in causing dust and especially in causing the ground to be 
covered with high buildings placed too clo e together. 

" A well-con idered network of broad treets for traffic mu t 
be provided fot in town exten ion plans, but care must also be 
taken to provide narrower trafficless streets in order to promote 
the building of a more desirable small dwelling house." 

The arhievement of the ::-:;rheme that has been briefly explained 
in this chapter would be greatly facilitated by an Act for the 
taxation of land value~ on the linet:\ that a man must declare 
the value on which his land iR to be taxed, on the under 'tanding 
that tlw Local Authority may purchase hi land at that price 
if they wish to do so. 
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In Germany J_;ocal Authorities are allowed to rate sites which 
have been built on, on the amount for which they could be sold. 

At a special meeting of the Birmingham City Council Housing 
Committee, on May 24, 1905, it was decided to send a deputation 
to Germany. The business of this deputation was to find out 
on the spot exactly what is done, and how it is carried through. 
The laws and customs of England are very different from tho,e 
of Germany and it wa not supposed that it would be possible to 
copy exactly what is done there, but it was hoped that on 
information obtained from those engaged in the administration 
of such a policy on the Continent it might be possible to found 
a scheme for surmounting the difficulties in the detailed working 
of a similar polfry in this country. 

CHAPTER VII. 
A SmnrARY OF SUGGESTIONS FOR SOLVING THE Hou ING 

PROBLEM. 

l\Iy ;;uggestions for the :-:;olution of the Housing Problem are 
as follows: 

1. The firm but friendly enforcement by Local Authorities 
of the powers entrusted to them by Parliament under Part II. 
of the Housing of the Working Clas 'es Act, 1890. 

The ..... 4-ct is certainly capable of improvement, but a great 
deal can be done under it by those determined to improve the 
dwellings of the people. Experience both in Birmingham and 
elsewhere 8how8 to be groundless the fear that the people will 
be unhom;ed by insisting upon the mending or ending of insani
tary houses. They may be " unhovelled " ; they will not be 
unhoused. So long as landlord are allowed to let, and tenants 
allowed to inhabit insanitary houses, so long will cheap and 
nasty dwelling-house accommodation abound to the detriment 
of the whole community, but when it is recognized that bad 
bou ing accommodation will be condemned by the Sanitary 
Authority, in the same systematic way that bad food i already 
condemned, then a demand for good houses will arise, and a 
supply will follow that demand, as day follows the night. 

House rents will rise to a certain extent, and so does the 
price of food. Good food is dearer than bad food, but that 
does not prevent the condemnation of bad food. 

2. In large towns like Birmingham, where girls and boys 
are so largely employed in factories, there is little opportunity 
for the future housewives of the artisan classes to learn how 
to manage a house either from the hygienic or the economical 
point of view. 

This want might be supplied by the Education Committees. 
At the present time large sums are spent on technical education, 
but in many places comparatively little is spent on the teaching 
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of domestic economy in all its branches, than which there is to 
my mind no technical education more vitally important to the 
future health and prosperity of our race. A healthy worker in 
a healthy house is every bit as much an axiom as the old Latin 
proverb, " ~lens sana in corpore sano." 

3. For tho e too old to study dome tic t>conomy in Board 
Schools or Technical ~chool , there is an excellent substitute in 
l\Ii Octavia Hill's system of rent-collecting, which has the 
inestimable advantage of introducing the element of human 
symp~1thy. "Cnder this 'JStem landlord and tenant are no 
longer hereditary enemies : they beconw personal friends, learn
ing much from each other, with the proved result that the 
landlord gets a safe four per cent. on his or her outlay, and the 
tenant gets a comfortable house of which lw or she is jmltly 
proud. 

:\Iy friend, Dr . . A. H. Carter of Birmingham, ha.' aptly ·aid 
that work of this nature (i.e., rent collecting by ladies) might be 
most conveniently a.nd advantageously carried out by ladie 
now engaged in district viRiting, if they would undertake a course 
of the training neceRsary to qualify them for this special work. 

4. It is alwayH better to lead than to drive. But in cases 
where it has been found impossible to lead, then punitory powers 
mu t be brought to bear, and tenants who will not keep their 
houses clean, or who persist in overcrowding them, must suffer 
the penalties of the law. 

A dirty or overcrowded house h; as much au offerwe against 
the well-being of the community a8 a drunkard. 

It i' not fair to condone the one offence and punh:ih the 
other. 

5. The necessity for a complete and modern system of 
tram ways, with a frequent service of cars in our large centres 
properly connected with . ·imilar systenrn in the surrounding 
districts, is so universally admitted that it is unnecessary for me 
to do more than mention the matter. 

6. .~teps should be taken to en ure that a requisite number 
of open spaces (breathing spaces for the whole community, 
places for rest and promenade for the older people, and play
grounds for the younger) are provided in every new district 
that is opened up by tramways or other means of communica
tion. Unless for thought is exercised, thiR i, very often ren
dered unnecessarily expensive, if not absolutely impo. sible, 
by the development of the neighbourhood. 

7. ~rhe utmo ·t rare hould be taken to ensure that byelaw8 
and other public regulation do not unnece sarily increa e the 
-cost of building new house . Red tape officialism mu t give 
way to common-sen e and practical utility. In Birmingham, 
.a mentioned earlier in this pamphlet, the byelaws as to the 
houses themselves have already been modified so as to rrdnce 
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the cost of building without interfering with its efficiency, but 
it seems to me that in this direction something still remains to 
be done with regard to roads and terraces. There mu:::it be in 
every new district a sufficient number of wide, well-made roads 
along which the great preponderance of the traffic will go. 
There will be other road · used almost exclusively by the tenants 
of the house· in tho 'e particular road , which need not, and 
indeed it iH far better that they should not, be so wide or so 
expensively made. A wide road not only mean more dust 
and other annoyances, but it must increase the cost of the build
ings fronting to it, and thereby encourage the erection of high 
buildings instead of the small self-contained tenements so much 
preferred, and in my opinion rightly so, by British "\Yorkin.g 
men. Overcrowding per acrP is quite as bad a , if not worse, 
than overcrowding per house. 

Terraces are advantageou · to the tenants, and. ahm enable 
a working man's dwelling to be provided at les co t. They give 
people not able to afford an expensivP house some of the advan
tages of the peace and quiet away from street traffic \.vhich i · 
enjoyed by the tenants of larger houses '' standing in their own 
grounds," and the light and air necesHary to health i obtained 
by the opening in to the street. 

8. Those who have rearl 1\'Ir. Horsfall's book, The E:raniple 
of Gerrnanv, or the short res'Utne of it given in Chapter VI. of 
this book, will reali 'e at once how much it would facilitate the 
attainment of many of the ideals set out above, if English citie: 
could and would adopt the Town Extension Plan, and al ·o buy 
up at reasonable, not exorbitant, prices large tracts of unoc
cupied land adjacent to that built upon. 

9. An Act for the taxation of land values, with a clause 
to the effect that landowners should themsrlves fix the amount. 
on which their land iR to be taxed or rated, and that J.Jocal 
Authorities should have the power to purchase the land at that 
:figure for whatever purpose they liked to use it. would greatly 
accelerate the adoption by Loeal Authorities of the Town 
Extension Plan. Such an Act with such a clause would have 
this advantage, that a far larger proportion than at present of 
the increased value (increment) due to future public develop
ments and improvements would go into the pocketR of thmrn 
to wbom the df'velopments and improvements were primarily 
due. 

If, on tlw other hand, it were co118idered better that the 
loeal authority Hhould make the aH8e1..:8ment, a:::; at pre:;;ent, then 
the private owner might be given power to compel them to 
take the land at their O'IYn assessment. 

It seem~ to me that it ought to be p088ible to draft a bill on 
tlwRe or Himilar lines that would lw a b, olutely fair to the com
munity and to larn..lo,vner~. If this were <lom•, then local 
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authorities would, among other advantages, obtain much more 
control over the quality of the materials used in house building. 
Every one with experience of house building knows how much 
control the ground landlord can exercise in matters of this sort. 

This same object might be attained by giving local authorities 
more control over ground landlords when laying out building 
estates. 

Byelaws are all very well in their way, but they are liable to 
fail in their effectiveness when it comes to the question of the 
quality of the materials used. 

10. The number of public-houses in new districts should be 
rigorously kept down, and no new licences either " on " or " off " 
hould be grant.ed unless the inhabitants of the district signify 

by their votes that they wish for increased drinking accommo
dation, the votes to be taken officially on the referendum or 
some similar system. Many working people go to considerable 
inconvenience and expense in order to move into what they 
consider a more respectable neighbourhood, and it is manifestly 
very hard on them, after all the trouble they have taken and 
expense they have been put to, to have a public-house forced 
upon them by magistrates who mean well towards the 
people for whom they are providing, but who do not realise 
·what their action means. Their opinions would probably change 
if it were proposed to establish a public-house at their own 
drive gates. 

In every district where the number of licences is above that 
laid down by Lord Peel's Parliamentary Commission (one licence 
to every 700 inhabitants) the supply of drinking facilities must 
he reduced to the legitimate demand of the neighbourhood, and 
jt must be done quickly, always remembering, "How oft the 
means to do ill deeds make ill deeds done." 

It is beyond the scope of this pamphlet to enter into an 
argument on the licensing question. I am only concerned to 
point out that the reduction of redundant drink licences is 
ab olute1y vital to the solution of the Housing Problem. 

In a court in a certain street of Birmingham a considerable 
amount of money has been spent on repair during the last few 
years, and yet the houses are in an unsati factory condition 
hecause of a public-house next door. 

It is very unsatisfactory to be obliged to call upon the owner 
of these houses to spend any more money, o long as the powers 
that be allow this exces of drink to be dumped on his tenants. 
Thi ea e is typical of many others. 

11. It wil1, perhaps, be said that these suggestions are all 
very well, but no proposal has been indicated which will ensure 
the provision of artisans' dwellings " within the means of the 
people." To that I would reply that it is not the duty, and 
further, that it is beyond the power of any governing authority, 
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national or local, to fix the price for the whole community of 
any article in universal use, such as food, clothing, or house 
accommodation. A price may be fixed for a favoured few at the 
expense of the rest of the community, but it is beyond the 
financial resources of any local authority to provide housing 
accommodation for all its citizens, and this being so, the question 
arises as to who shall be provided for and who shall be left 
out. 

This leaves the door open for favouritism of the worst descrip-
tion. But governing authorities can ensure that the dwellings 
provided shall be healthy, and they can take steps to avoid 
unnecessarily increasing the cost. And in this, Trades Union 
and other working men leaders can much assist by using their 
great influence to keep down the cost of building, remembering 
always that the cheaper an article is, the larger the number able 
to afford it, and therefore the greater the demand. That is to 
say, the harder working men employed in the building trades 
work, the more employment there will be for them and their 
mates, and the better it will be for other working men who 
require a healthy house at a moderate rent. 

By this, I do not mean that they should allow themselves to 
be sweated. No reasonable and fair-minded man can tolerate 
sweating, but it is not unreasonable to suggest that every work
ing man should follow the example of those working men who 
regard it as a point of hono\IT to put in a fair day's work for a 
fair day's wage, as well as regarding it as their duty to themselves 
and their families to get as much wages as they can on pay -
day. 

12. No housing reformer can feel anything but the deepest 
gratitude to Mr. Lever, of Port Sunlight, and Mr. George Cadbury, 
of Bournville, for their invaluable contributions to the solution 
of the Housing Problem. 

Now that the first Garden City-thanks to the energy and 
enthusiasm of l\fr. Ebenezer Howard, Mr. Thomas Adams, and 
other well-known philanthropists-has been fairly started at 
Letchworth in Hertfordshire, no suggestions for solving the 
Housing Problem would be complete that did not refer to that 
scheme, full particulars of which can be obtained from the Garden 
City Association, 345 Birkbeck Bank Chambers, Holborn, 
London. 

There are many other Societies, Associations, and semi
philanthropic Companies to whom all housing reformers must 
be grateful for their share in the solution of the Housing Problem. 
Particulars of the work and methods of several of these Societies, 
etc., will be found in the following Appendix. 

In conclusion, I don't pretend for one moment that the fore
going suggestions, if adopted by those concerned, would corn -
pletely solve the Housing Problem. So long as human nature 
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is what it is, this and the other social que tions with which it is so 
intimately connected will be always with us. But I do believe, 
after several years of practical work and careful theoretical study, 
that the Housing Policy advocated in this little book would, if 
carried out, very considerably alleviate a great deal of the 
unnecessary suffering that now exists in this prosperous island, 
and I think the time has come for the people of England to refuse 
to allow important and urgent domestic questions to be any longer 
neglected even for the sake of our children across the seas. No 
Empire can be in a really safe, sound and satisfactory condition 
unless the heart of that Empire is pure and healthy. 
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APPENDIX I. 
CITY OF BIRMINGHAM. 

REPORT OF THE HOUSING COMMITTEE PRESE- TED TO THE 
COUNCIL, ON THE 20TH OF OCTOBER, 1903. 

In order to obtain complete information and real fact on 
which to formulate a policy for dealing with the housing problem, 
your Committee have, during the last twelve months, been taking 
evidence from various ladies and gentlemen who have come in 
contact with the poorest class of our fellow-citizens, in the way 
of providing housing accommodation for them, in inspecting 
that housing accommodation, and of philanthropic · work either 
statutory or voluntary. 

This evidence i given in detail in the book accompanying 
this report. After the local evidence, will be found an abstract 
from the speeches and writings of people whose work and experi
ence in this direction make their opinions worthy of serious 
consideration. 

Before suggesting a remedy for any evil, it is necessary to 
find out the causes of that evil. The evidence referred to above 
shows that the cau e of the present unsatisfactory condition 
of so many houses in Birmingham are as follows :-

(1) In past time , a very large number of houses were erected 
in such a way as to be unfit to live in, according to modern 
ideas of sanitation. 

(2) For some years past the Corporation have ordered a 
large number of minor repairs; but they have refrained from 
ordering bad houses to be radically reformed or demolished, for 
fear of increasing overcrowding in the houses that remained. 
The lesson to be learnt from the history of the Birmingham 
Improvement Scheme points to a different result. By that 
Scheme 4 78 were demolished, and yet in 1884, when the work of 
demolition had had time to take effect, it was found that there 
was " adequate dwelling house accommodation for the artisan 
and labouring classes within the borough." An exactly similar 
state of affairs resulted from a large improvement scheme in 
Glasgow, undertaken about the same time as the Birmingham 
Improvement Scheme. 

(3) The evidence shows that many of those living in unfit 
houses are reduced to that condition by drinking, gambling, and 
improvidence, and that the condition of the houses is often due 
to the dirty habits of the tenants. 

(4) It also show that a large number of people are living 
in cheap houses who could and would afford to pay an increased 
rent for houses put right under the direction of the Housing 
Committee. 
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(5) At the same time there is a proportion whose circumstances will not admit of their paying more than 3s. or 4s. per week in rent, who are respectable in spite of their poverty, and keep their houses clean and tidy. According to the return obtained from the Overseers, there were in August, 1903, 785 void houses at a rent of 4s. per week or under. If these had been unfit to live in, they would, presumably, have been condemned by the Medical Officer of Health. 
(6) It is clear from the evidence that for some years past few houses have been built to let at less than 5s. 6d. The reasons for this are :-
(a) Land has very largely increased in value. 
(b) Wages in the building trade have gone up from 20 per cent. to 30 per cent. during the last twenty years. Materials have also risen considerably in price. 
(c) Rates are much higher than they used to be. 
(d) The building byelaws are much more stringent than they were twenty years ago, although during the last few years some modifications have been made which have reduced the cost of building, whilst still maintaining the recognised standard of efficiency. 
(e) The average working man requires better housing accommodation than he used to do. This has lessened the demand for hou es of the cheaper type. The tendency has been for the population in the centre to decrease. Many industries have been removed to or established on the outskirts of the city, causing a general and ever-increasing exodus of working men. Large works, with larger colonies of houses outside Birmingham, prove the truth of this statement; while the existence of so many void houses in the centre of the city further substantiates it. The Housing Committee wish to do everything possible to encourage and nothing to discourage a high standard of living and the exodus to the suburbs. 

Having ascertained the causes of the present state of affairs, your Committee then considered the remedies that have been suggested, and in the first place examined the pros and cons of municipal house building. They are of opinion that municipal house building will hinder the solution of the housing problem for the following reasons :-
(1) It is thought that municipal house building will reduce rents, because a Corporation can borrow money cheaper than a private individual. But, in spite of this advantage, experience ':lhows that municipal house building is more expensive than any other. 
(2) ~.funicipal hou es are often let at cheaper rents than the urrounding houses ; but this is only done by making a los on the transaction. If the governing body could raise sufficient money to house all its citizens, municipal hou e building would 
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simply result in the population paying more in rates and less for 
the other items that go to make up house rent ; but as the Cor
poration can only house a very small proportion, municipal 
house building must always in the future, as it has done in the 
past, result in taxing the many for the benefit of the few. 

(3) The evidence shows that rate-aided competition in 
house building and letting will drive every one else out of the 
trade, with the result that we shall have fewer houses provided 
in proportion to the demand, thereby creating a house famine, 
which is just what every one wishes to avoid. Since the decision 
of the Council last summer to hold its hand with regard to 
municipal house building, schemes for the erection of fiats have 
been started by Homes (Limited) and Cregoe Colmore, Esq., at 
rentals varying from 3 . to 5s. 3d. per week. 

(4) It is urged that the governing body ought to provide 
good cheap houses for those who really cannot afford to pay 
the ruling price for new houses. The difficulty is to find out 
the respectable poor. Every one experienced in philanthropic 
work knows how strenuously these people maintain their inde
pendence. They would not go to the Corporation, the Cor
poration would have to try and find them; a most difficult 
thing to do. People who apply for Corporation houses will not 
all be those who have the greatest need for assistance, and the 
enquiry necessary to get at the truth would be of such an 
inquisitorial nature that no governing body could undertake it. 
Experience has shown that municipal houses are filled up imme
diately by those for whom they were never intended. If on 
the other hand, an enquiry were thoroughly carried out, and 
the limit of wages for municipal tenants fixed, then there would 
be a gross injustice done to those men just above the limit, and 
they would have every inducement to earn lower wages, which 
is exactly contrary to what all reformers are working for. 

(5) In connection with the foregoing, it may be remarked 
that municipal house building is a form of rate-aided charity 
to the poorest class of the town. This charity comes out of the 
rates, which are compulsorily collected from all classes of the 
community, either directly or indirectly in the form of rent. 
The increased rates necessitated by municipal house building 
will press most heavily on the large class just above " the 
poverty line," and with increases for other purpos-es force many 
below it. Thus the result will be to still further increase, instead 
of to diminish, the proportion of the population for whom it is 
suggested rate-aided houses should be built. 

(6) Supposing that municipal house building did result in 
reducing rent all over the city, this would only have the effect 
of subsidising employers of labour. It is a well-known fact 
that wages follow rent. If rents go down, wages will also go 
down; and only the employers of labour will benefit. The 
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evidence shows that there are many people who will only do just enough work to keep body and soul together ; lower house rents would only encourage these to work less, and earn less money. Another effect of reducing rents in the city would be to tempt unskilled labour into the town. This would seriously injure the workers now in the city by making competition for employment in the city keener than ever. If the physique of Englishmen is to be maintained and improved, everything possible must be done to get people back to the country. 
For these reasons your Committee do not recommend municipal house building. They recommend that:-
(1) Every house in the city that is unfit for human habitation should be made fit as soon as possible; and the Corporation should do what it can to encourage, and, if necessary, compel, the landlords and tenants to keep their houses clean and in 

good order. 
(2) Congested courts should be opened to the streets, cleared of all obstructions, and the out-buildings re-arranged so that a proper amount of light and air shall be admitted to every house that remains. 
(3) Open spaces should be provided in the city wherever possible, for the rest and recreation of the people. 
( 4) At the present time there are 785 void houses at 4s. per week rent and under. If and when the above proposals create a scarcity of good, cheap houses, then, and not till then, should the Corporation consider the question of municipal house building. 
(5) Some of the byelaws have already been modified, with a view to decreasing the cost of building without interfering with its quality. It might be considered whether anything more can be done in this direction. 
(6) Miss Octavia Hill's system of rent collecting, which has 

been so successful in other places, should be started without further delay in Birmingham. 
(7) The installation of a complete up-to-date system of trams in the city itself, and cheap through means of communication between the city and its suburbs, so that working men who have to earn their living in the city may be able to live in the country, where land is cheap, and the air fresh. 
If this policy is vigorously and prudently followed for the next few years, it will, in the opinion of your Committee, enable and encourage the poorer section of the community to live in more comfortable and sanitary surrounding . 
These recommendations will, it is believed, improve the conditions of the whole population. 
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~~PPENDIX II. 

PEABODY DONATION FUND. 
Offices: 5 VICTORIA STREET, LONDON, S.W. 

This fund was started in 1862 by the first of the munificent 
donations made by J\1r. Peabody, the total sum given or be
queathed by him being £500,000. To this amount has been 
added the large sum of £958,651 18s. 2d., received for rent and 
interest, making the total fund £1,458,651 18s. 2d. 

At the end of last year the Governors had provided for the 
artisan and labouring poor of London, 82 cottages of 5 rooms, 
101 tenements of 4 rooms, 1,828 of 3 rooms, 2,572 of 2 rooms, 
and 886 of 1 room ; or a total of 5,469 separate dwellings OT 

12,328 rooms. 
The average rent of each dwelling last year was 4s. 3£d. per 

week, and of each room ls. lld. where the tenants pay the rates, 
or 5s. 3d. and 2s. 4d. respectively where the Governors pay the 
rates. 

These rents in all cases include the free use of water, laundries, 
sculleries, and bath rooms. 

The rooms are tenanted by all classes of the artisan popu
lation, the principal occupations being: labourers (703), char
women (507), porters (411), carmen (292), needle women (243), 
warehouse labourers (222). 

THE GUINNESS TRUST. 
Offices: 64 QUEEN STREET, CHE.A.PSIDE, LONDON. 

This Trust is very similar to the Peabody Donation Fund. 
Tbe capital on December 31, 1904, amounted to 

£355,994 15s. 5d. The sum given by Sir E. C. Guinness (Lord 
Iveagh) in November, 1889, was £200,000, to which has been 
added £25,000, given by the Goldsmiths' Company in 1893, 
and £130,994 15s. 5d. nett income from rents and investments. 

There are 9,646 persons living in the Trust buildings, which 
consist of 2,57 4 separate dwellings containing 5,339 rooms, and 
the average weekly rent of each room is 2s. lid. per room per 
week, including use of common room, baths and hot water 
supplies. 

EAST END DWELLINGS CO., LTD. 
Offices : 27 CHANCERY LANE, LONDON, W.C. 

This Company has housed a population of 6,640, and, last 
autumn, finished and opened an additional block of buildings 
rontaining 78 tenements. 

Apparently there has been some little difficulty in keeping 
the tenements fully tenanted, and the Directors have conse-
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quently decidedJ,~to lower the rents in order to secure sufficient. 
tenants to fill the buildings. 

A new block of buildings is also contemplated to comprise 
120 room , in Old Ford Road, Bethnal Green. 

The Company last year paid 4 per cent. on the preference 
and 5 per cent. on the ordinary shares. 

THE ARTISANS, LABOURERS, AND GENERAL 
DWELLINGS COMPANY, LTD. 

Chief Office : 16 GREAT GEORGE STREET, WESTMINSTER, S.W. 

This Company was incorporated in 1867, with a capital of, 
roughly, £2, 700,000. 

It has erected many cottages in the near suburbs of London, 
and block dwellings in the central parts of the city. 

The rentals of the cottages and double tenement houses range 
from 5s. to 12s. 6d. per week, and the rental of the block build
ings in the City are based on an average of 2s. 9d. per room per 
week with a few exceptions ; these rentals include the use of 
washhouses, baths, sculleries, etc. 

A dividend of 5 per cent. free of income tax on ordinary shares 
wa paid last year. 

ROWTON HOUSES, LTD. 
Chief Office: 16 GREAT GEORGE STREET, WESTMINSTER, S.W. 

Thi Company has provided Hotels for working men in many 
part of London. The number of buildings at present corn 
pleted and in occupation is six, with a total of 3, 793 cubicles. 

Another building, which when :finished will be the largest 
yet constructed, was commenced in 1903, and the addition of a 
new wing i contemplated in connection with the Rowton House 
at King's Cross. 

In nearly all cases the houses are full nightly, and at some 
of the buildings men have to be turned away nightly. 

The charge for accommodation i 3s. 6d. for seven nights, or 
7 d. per night. The tariff is within means of the poorest, and 
dining, smoking, reading and writing rooms, with newspapers, 
games, books, and magazines are supplied free of charge. 

The Company paid a dividend of 5 per cent. on ordinary 
share , leaving a balance of £2,357 2s. 2d. to be carried forward. 

THE METROPOLITAN PUBLIC GARDENS ASSOCIATION. 
Office : 83 LANCASTER GATE, LONDON, w. 

The objects of thi A ociation, which was formed in 1882, 
are to provide recreation ground for the young, resting-placeR 
for the old, and breathing spaces for all, in the more crowded. 
and poorer parts of the )fetropolis. 
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The .Association is most energetic in giving public seats, trees, 
drinking fountains and gymnastic apparatus to various local 
authorities, and in opposing encroachments on disused burial 
grounds and open spaces. 

The value of the work of this .Association cannot be over
estimated, and deserves to receive every possible encouragement; 
and it should be remembered that this work of giving healthy 
open spaces for the dwellers in our crowded and unhealthy slums, 
of beautifying our streets by the planting of trees, and the 
provision of public seats, etc., is entirely dependent for its 
success on public subscriptions. 

THE BIRMINGHAM ROWTON HOUSE. 

Offices : 37 NE\YHALL STREET, BIRMINGHAM. 

This has been erected practically on facsimile line8 to the 
London houses. 

The Birmingham house, .Alcester Street, provides accom
modation for 819 men, and the charge for a cubicle with the use 
of dining rooms, lavatories, and other conveniences is on the 
basis of 6d. per night. 

HOl\IES, LIMITED. 

Offices: 45 NEWHALL STREET, BIRMINGHAM. 
This Company was formed in 1903, and has erected a block 

of buildings in Palmer Street, Birmingham. The building 
contains 16 three-roomed houses at 4s. 6d. per week, 16 two
roomed houses at 3s. 9d. per week, and 28 one-roomed hou e 
at 3s. per week. 

OOLl\IORE BUILDINGS. 

HOSPITAL STREET, BIRMINGHAM. 

In addition to the two foregoing buildings erected in Birming
ham, Mr. Oregoe Oolmore has built a set of flats-" Oolmore 
Buildings "-in Hospital Street, Birmingham. 

The building contains 23 separate tenement containing 
two and three rooms at rents of 4 . 9d. and 5s. 9d. and 5s. and 
6s. respectively. 

So far this building has been very successful, the number of 
voids being almost nil. 
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GENER~i\.L, 

THE PROVIDENT ASSOCIATION OF LONDON, LIMITED. 

PROVIDENT HOUSE, 72-7 4 BISHOPSGATE STREET WITHOUT, 
LONDON, E.C. 

This Association helps working men to buy their own houses. 
It does this in several ways, the most intere ting of which is the 
combination of house purchase and life insurance. Full particu
lars can be obtained from the above address. 

GARDEN CITY TENANTS, LTD. 

22 RED LION SQUARE, LONDON, "\V.C. 

Objects : To promote the erection, co-operative ownership 
and administration of houses for working men and other on 
the Garden City Estate by methods similar to those adopted 
by the Tenant Co-operators. Ltd., and the Ealing Tenants, Iitd. 

The work of the 

CO-PARTNERSHIP TENANTS' HOUSI G COUNCIL, 

22, RED LION SQUARE, LONDON, w.c., 
should also prove of very great value. They get over one of 
the great deterrents to a working man owning his own houses 
by allowing him, if he has to leave the neighbourhood, to get rid 
of his responsibilities in the form of shares, or he can, if he likes, 
retain his shares and receive his interest on them. This gets 
over all the difficulty of being saddled with a house to let with 
repairs, etc., to pay for, or the possible worse contingency of 
being forced to ell in a hurry at a big acrifice. 

APPENDIX III. 

BOOKS OF REFERENCE. 

History of the Corporation of Birmingham, in 3 Volumes, by 
J. T. BUNCE and c. A. VINCE. Publi hed by Cornish Bros., 
37 New Street, Birmingham. 

Report by the Medical Officer of Health on Infant Mortality in 
Birmingham. 

Report by the Medical Officer of Health on the Unhealthy Conditions 
in Birmingham. 

Report by the Medical Officer of Health on the Floodgate Street area 
in Birmingham. 
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The Housing Handbook, by W. THOMPSON, Richmond (Surrey) 
Town Council. Published by the National Housing Reform 
Council, 432 West Strand, London, W.C. 

The Example of Germany, by T. C. HORSFALL. Published by 
Shenatt & Hughes. 

Brains Better than Bets or Beer, by JOHN BURNS, M.P. Published 
by the Clarion Press, 72 Fleet Street, London, E.C. 

Homes of the London Poor, by OCTAVIA HILL. Published by 
MacmHlan & Co., London. 

Glasgow Municipal Commission on the Housing of the Poor. 
WHliam Hodge & Co., Glasgow and Edinburgh. 

Licensing in the City of Birmingham. Birmingham Surrender 
Scheme. By .ARTHUR CHAMBERLAIN, Chairman of tbe 
Birmingham Licensing Committee. Published by Cornish 
Bros., Ltd., 37 New Street, Birmingham. 

Extracts from the Minutes of Evidence taken before the Municipal 
Commission on the Housing of the Poor appointed by the 
Corporation of the City of Glasgow, 1903. Percival Jones, 
Ltd., Town Hall Printing Offices, Edmund Street, Birming
ham, 1.904. 

Appendix to Report of Housing Committee, October 20, 1903. 
Percival Jones, Ltd, Town Hall Printing Offices, Edmund 
Street, Birmingham, 1904. 

History of Liquor Licensing in England, principally from 1700 
to 1830, by Sidney and Beatrice Webb. Published by 
Longmans Green & Co., 39 Paternoster Row, London. 

Housing by Voluntary Enterprise, by JAMES PARSONS. Pub -
lished by P. S. King & Son, Great Smith Street, London. 

Report of the Hout;ing Committee, presented at the Meeting of 
the Birmingham City Council, June 12th, 1906. 



Housing Reform 
By JOHN s. N ETTLEFOLD. 

Everyone is agreed that something must be done to stop 
the present unnecessary waste of life and health in our big 
cities. The object of this lecture is to lay before you a complete 
policy for mending or ending existing slums, maintaining the 
improvements effected, and preventing the erection of new 
slums. You will be shown first what has been done by the 
City Council Housing Committee, and then what t,hey want to 
do ; but all this work will be of no avail without the assistance 
of the Health and other Commjttees of the City Council, as well 
as of the City Magistrates. 

The Housing Problem must be solved by individuals for 
themselves, as well as by Local .Authorities for the com
munity, and in this direction the Health Committee Lady 
Visitors have done great good in teaching the tenants of small 
houses how to make the best and not the worst of their sur
roundings. This invaluable work could be largely augmented 
without the cost of a single penny to the rates by introducing 
into Birmingham, on an extensive scale, :Miss Octavia Hill's 
system of rent-collecting by carefuJly-trained ladies. 

Dealing first with some of the bJack spots in Birmingham, 
it is unnecessary to remind you that light and air are nowadays 
universally recognised to be essential to human health. In 
parts of Birmingham there are not only too many houses per 
acre without open spaces, and so forth, but the houses are badly 
arranged, huddled together in obscure, unventilated courts where 
the sun scarcely penetrates, and in which it is impossible to obtain 
fresh air. The houses, in themselves damp and dirty, are made 
worse by insanitary conveniences ventilating into them. The 
filth of years is stored between the floors and ceilings, 
ready to take advantage of the many cracks to spread all sorts 
of disease. Broken quarry floors resting on damp soil sop up 
the water used by clean tenants for washing their floors, and give 
it out again during the rest of the day, creating an 
atmosphere perhaps good for plants and vegetables, but most 
injurious to human beings. 

~t is by no means uncommon to find half-a-dozen dirty 
papers on the walls, which walls are also ornamented (save the 
mark!) with a matchboard dado, whose chief function is to 
hide damp and harbour filth. 
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These black spots are gradually being removed by steady, 
strenuous work, requiring great patience and forethought~ and 
an immense amount of detailed consideration. 

The houses are thoroughly repaired, outhouses re-arrarig-ect, 
and, wherever possible, courts opened to the street. 

Before showing what has been done in Birmingham during 
the last two or three years, I ask your attention to the following 
table of death rates, which shows conclusively that the condition of 
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affairs in St. l\fary's Ward, down to St. Martin's Ward, is capable 
of very great improvement. 

The next slide shows some of the property at the back of 
Digbeth and Meriden Street as it was not very long ago. Few 
of the courts are open to the street, and in Nos. 12, 13, and 14 
it is especially evident that the inhabitants cannot get a sufficient 
amount of light and air. 

The table below gives the death rates in some of the worst 
streets in the town. 

Death Rates of Various Streets. 

I 
Census Deaths in the Years. Dei~hs Mean 

"TREET. Popula- Total 

1902 I 1903 
Deaths Work· Death tion. 

1 99 1900 1901 house. Rate. 
-- - ·-- -- -----i---1-- --

42 149•6 Alli ou Street ... . .. 552 21 37 27 30 22 137 
Andover Street ... . .. - -1- -Banbury Street ... ... 149 6 7 2 6 5 26 4 34·9 
Barn Street ... . .. 452 23 12 I 8 17 16 76 11 33•6 
Bartholomew Street ... 570 18 14 10 12 16 70 11 24'6 
Bordesley Street ... 693 22 21 24 21 19 107 14 30•8 
Coventry Street ... ... 473 19 18 13 13 9 72 17 30'4 
Digbeth ... ... . .. 579 20 27 11 I 10 8 76 10 26"3 
Duddeston Row ... ... 312 10 10 11 8 16 55 20 35·3 
Fazeley Street ... 570 15 9 18 12 8 62 5 21·8 
Floodgate Street ... .. 578 19 7 18 15 12 71 8 24'6 
Gibb Street . .. . .. 147 8 2 2 3 6 21 - 28•6 
Heath }fill Lane 671 21 20 16 14 14 85 5 25·3 
High Street~ Deritend ... 63:3 27 22 I 26 21 2~ I 

117 18 37·0 
Little Ann treet ... 248 3 5 8 7 29 2 23"4 
~1eriden Street ... . .. 551 19 22 15 16 11 83 21 30·1 
:Milk Street .. , ... 525 20 10 23 13 21 87 16 33·2 
~foores Row & River St. 154 4 11 8 5 4 1 32 9 41•5 
New Bartholomew Street 166 5 3 4 4 5 21 4 25'3 
~ ew Canal Street ... 547 23 12 19 17 16 87 29 31•8 
Oxford Street ... . .. 320 13 10 15 11 4 53 14 33·1 
Park Street ... . .. 315 20 22 21 20 17 100 41 63"5 
Park Lane & Well Lane 139 7 10 2 2 4 25 4 36•0 
Pickford Street ... . .. 282 5 7 7 8 6 33 4 23'4 
Trent Street ... ... 252 8 5 5 6 10 34 6 27"0 

------------ -- ------
9,87 356 323 313 291 276 1,559 315 31•6 

After looking at the map we have just examined, it is 
not surprising to find that the death rate in Meriden Street in 
1901, 1902, and 1903 was as high as 30 per thousand, whereas 
the average for the whole city was about 18 per thousand. Park 
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Street, which shows the highest death rate since 1903, received 
considerable attention from the Housing and other Committees. 

The next slide shows what has been done in Meriden Street. 
The Corporation have also been very busy in Park Street. 

Pritchett Street. Demolished.-Slide showing No. 18 Court, 
Pritchett Street. The Housing Committee always have the 
houses repaired if it is in any way possible to put them into a 
condition fit for human habitation ; but in this case the arrange
TUent and surroundings were too bad to make this possible. 

Glover Street.-Rearranged under the direction of the Housing 
Department. Front houses have been taken out so as to convert 
each of these Courts into a terrace. 

Each house has been provided with a proper sanitary sink. 
The pantries for food were cleaned and ventilated. Outhouses 
were rearranged and provided with modern conveniences. The 
ceilings have been taken out, and the cavities cleared of all filth. 
The walls were hacked and replastered, and bay windows pro
vided, thereby letting the greatest possible amount of light and 
air obtainable in such a district into houses that have been ren
dered thoroughly clean and habitable. 

The next slide shows a row of houses in No. 28 Court, William 
Street, which we hope soon to deal with. You will notice that 
the Court, or rather terrace, is open to the street, but the houses 
are in a most dilapidated condition. There have been many 
difficulties to overcome in connection with these houses ; these 
have now all been surmounted, and the work of repair will soon 
be commenced. 

These buildings will be pulled down, and new houses will be 
erected by the owner, with through ventilation, instead of being 
back to back as at present, and each house will have its own 
washing and sanitary accommodation. 

To show you the thorough way in which the work is done, 
there will now be thrown on the screen two pictures of interiors 
before repair and two pictures of interiors after repair (see 
illustrations 1 and 2). The Housing Department attends to 
every detail in connection with the houses. 

I think the work of slum reform done under the Housing 
Department has been well done, but it is much better that you 
should judge for yourselves. A list of some of the properties 
dealt with has therefore been prepared, and you are earnestly 
invited to visit any convenient to you. 



Illustration 1. 
INTERIORS BEFORE REPAIR . 

This disgraceful example is by no means unique. Yet there are still in Birmingham 
a few antiquated property owners and agents who complain of being harassed by the Cor
poration when they are called upon to thoroughly repair such places. The sanitary (or 
rather insanitary) arrangements we often find are too disgusting for pictorial repre
sentation. 

I llustration 2. 
INTERIORS AFTER REPAIR. 

This shows a fire place which is safe to use when required, a weather-tight window 
and a wall with only one paper instead of the half-a-dozen or so we often find . 
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UNDER THE COMPLETE CONTROL OF THE HOUSING 
DEPARTMENT. 

Courts opened and Houses repaired :-
14 Court, Glover Street. 
4 and 5 Courts, Glover Street. 
1 Uourt, Coventry Street. 
5 Terraces back of 100 to 105 William Street. 
Edgbaston Terrace, formerly 7 Court, William Street. 
5 Court, Barford Street. 
7 Court, Clarkson Street. 
17 Court, Dartmouth Street. 
11 and 1;3 Courts, Sheep Street. 
Brighton Place, formerly 20 Court, New Summer Street. 
61 Court, Bellbarn Road. 
2:~ Court, Hampton Street. 
Back of 88 X ew Canal Street. 

Repaired:-
.) and 6 Uourts, 'l'ennant Street. 
;3 Court, Landor Street. 
13 Court, Ho ·pital Street. 
28 Court, Hospital Street. 
33 Court, New Town Row. 
4 7 to 50 Dartmouth treet. 
1 to 6 Manchester Street. 
72 to 77 New Canal Street. 
Yann's Buildings, Cook ey Road. 

HOUSES REP AIRED UNDER ADJOURNMENTS WHERE THE 
WORK HAS NOT BEEN SATISFACTORILY DONE. 

No. 41 Clarkson Street 

No. 51 Court, Summer Lane 

No. l Uourt, Banbnry Street ... 

Adjourned eight timeH 
hou e W'as repaired. 
unsatisfactory. 

before 
Work 

Six adjournment.·. \York un:-;atis
factory, and yard unpaved. 

Five adjournments. Work unsati:-<
factory. 

No. 27 Court, Hatchett Street Four adjournments. 
Nof.i. 6, 7, and 8 Courts, Cecil Street Six adjournments. 
No. 14 Court, New .T ohn Street Four adjournmentH. 

Each adjonrnment puts extra and nnnece~sary expen:e on the ratepayers. 

There are other house and courts where repairs have 
been executed by property owner themselve , not under 
the supervi ion of the Corporation, but under adjournments 
granted, in spite of the strongest and clearest evidence 
given by well-known anthoritieR of the highest. possible 
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standing. Work q.one under these adjournments has not been 
done thoroughly, and has brought discredit on the Birmingham 
Corporation in the minds of those who thought it had been 
supervised by the Housing Department. 

That is not all. Repairs done under adjournment invariably 
cost the property-owner more in the long run than repairs done 
under the supervision of the Housing Department. There is, 
therefore, the double disadvantage of work badly done and greater 
expense to the individuals concerned. 

It is necessary to explain that the Corporation i not in any 
way responsible for these results ; their officials have done their 
best to prevent such mistakes. 

It is unfortunately undeniable that some people when left 
to their own devices do not do such thoroughly good work as 
when they are looked after by disinterested and energetic 
inspectors. If this were not o, then why have inspectors at 
all~ Bad work can, unfortunately, be only too easily hidden by 
those who have not got the interests of the people at heart. 

In the opinion of some property-owners, not always the 
poorest, anything is good enough for tenants too poor or too 
ignorant to protect themselves. 

These people consider that houses are better without a clean, 
well-ventilated pantry for keeping food; that damp cour es are 
mere fads; that proper washing accommodation is a luxury, 
and that dirt between the floors and ceilings is one of the necessi
ties of things. 

Passing from that to another aspect of the question, the next 
slide shows an open space that has been formed by the demo
lition of a large number of insanitary houses without any cost 
to the Corporation. True, this open space is not in the most 
salubrious part of the town, but there are a large number of 
children living near here, and it would be a great boon if this 
could be preserved for ever for them to play in instead of their 
being driven on to the streets. The parks are too far away from 
this district for the children's use in their odd moment , and I can
not emphasise too strongly the importance I attach to multiplying 
the number of small open spaces in every district of the city. I 
am not now speaking of expensive ornamental parks ; they have 
their own value, but they cannot supply the need of which I 
speak. That need is for small open plots in every quarter, which 
should serve as breathing spaces for everybody, and as play
grounds for the children of the slums. There ought to be an 
open space within three minutes' walk of every town child's 
borne. 

IUustration 3 is a map showing open spaces in Birmingham. 
You will notice that we are very . hort of lungs and play

grounds; you will also notice 3,000 acres of land not yet built 
upon. Surely it would be well for us to see that this is properly 



Illustration 3. OPEN SPACES IN BIRMINGHAM. 
Black represents land built on and developed. 

White, inside boundary shown by Black Line, represents land at present uncovered or undeveloped. 
Green represents present parks. Blue represents reservoirs and pools. 

Red represents playgrounds. 
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laid out beforehand, instead. of being overcrowded, as it will 
be if the Corporation remains without power to interfere. 

The following table shows the number of inhabitants to the 
acre of parks and open spaces in nine of the principal towns iu 
England. It will be seen that the number of persons to the 
acre of parks, &c., in Birmingham is very large, our city being 
the worst but one in the list :-

-- -
Total Area of 

Parks and Inhabitants 
NAJ\IE Population Area of Town Open Spaces 

OJ<' inside and per acre 

TOWN. 
(1905). (in acres). outside City of park and 

Boundary open space. 

(in acres). 

Newcastle 264,511 8,453 1,285 206 

Bradford ... 286,799 22,844 1,072 268 

Leeds 456,787 1,288 355 

Bristol 358,515 17,004 678 529 

Manchester 631,185 19,893 1,146 551 

Nottingham 251,671 10,035 332 758 

Liverpool 730,143 14,909 949 769 

Birmingham 542,959 12,639 529 1,026 

Sheffield 440,414 23,662 381 1,156 

--- -

The next slide shows the number of houses and courts df':llt 
with by the Housing Department since they have been actually 
at work. 

REPORT OF WORK DONE FROM JANUARY, 1902, 
TO MARCH, 1906. 

Represented by the :Medical Officer of Health 2,8:32 
R~ndered Habitable 844 
Demolished . . . . . 422 
Converted to Workshops . . . 21 
Undergoing Repair . .. . ... ... . . .. . ... . ··: . . . 220 
Pending lapse of :N" otice, also m rm;pect of which negotiat10ns are 

proceeding . . . 1,325 
Closing orders obtained 778 
Courts opened . . . . . . . . . 41 
Houses repaired without notice . . . 265 
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Considering the many difficulties there have been in the path 
of reform, this record is not exactly a bad one, but there is a 
great deal more to do, and the sooner it is done the better for all 
of us. 

We have still in Birmingham many slums which are a disgrace 
to the rich who live so close in actual distance, and yet so far 
away in spirit, and which are at the same time a constant menace 
to the lives of the poor who dwell there. 

The death rate of Birmingham is happily lower than it was 
a few years ago, but it is still far too high. Of 15 large towns 
in England, Birmingham's death rate comes in the middle. 
We ought not to be satisfied until it comes at the top. (See page 9). 

That completes a description of the Housing Reform now 
being carried out in Birmingham, with the least possible expense 
to owners of small house property. Some people accuse the 
Housing Committee of ruining property-owners. They forget 
that the Housing Committee are in no way responsible for the 
tondition of the houses represented to them as unfit for human 
habitation. All they are responsible for is to have thoroughly 
repaired, as soon as possible, all insanitary houses that are brought 
to their notice, and no pains are spared to keep the cost of repairs 
:1 .- low n8 possible. If the property-owners who say they have 
been ruined by those responsible for administering the Act of 
1890 would realise facts, they would put the blame on those 
who for many years have been taking as much money as they 
can out of the property, and putting in the least possible. The 
policy of a stitch in time to save nine would save the Local 
Authority a great deal of trouble, and the property-owner a great 
deal of money. 

Another matter that is a difficulty with many people is the 
rise of rents after houses have been repaired under the super
vision of the Housing Department. But it must be remembered 
that the rent of a decent house should be higher than that of a 
pigsty. At the same time I would point out that by our 
method sanitary houses are provided in the city far more 
cheaply than could possibly be done by wholesale demolition 
and re-building, and it is one of the Housing Committee's 
principles, in the interests of both tenants and landlords, 
to preserve as many low-rented houses as possible. It 
would be a first-rate investment for a large proportion of those 
who live in the worst slums if they would pay another ls. or so 
in rent, and thereby obtain a clean, cheerful home, where they 
could stay in the evening, instead of having to go out to amuse 
themselves in order to forget their sordid surroundings. 

There is a small class to whom the rise in rent is a serious 
matter, and from whom it is impossible to demand an extra 
shilling or two for such a purpose. I refer to households consisting 
of two or three elderly or unmarried people, old couples or widows; 
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~London ... ... 15·6 27·1 131 ·00 ·37 ·12 ·12 ·32 ·05 

Liverpool ... ... I 19 ·2 33·2 154 - ·33 ·41 ·20 ·20 ·06 
I 

*Manchester . . . ... 18 0 29·4 157 - ·37 ·12 ·19 ·31 ·09 
I 
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·29 ·07 ... 29 ·2 155 

I Leeds ... . .. . .. 15·3 27·1 152 ·Ol ·24 ·03 ·10 ·27 ·11 

Sheffield ... ... 17·0 29·7 167 - ·94 ·22 ·13 ·29 ·10 

Bristol ... . .. 14·7 26·9 122 - ·50 ·10 ·16 ·34 ·03 

*West Ham ... . .. 14·8 30·7 154- - ·35 ·12 ·26 ·56 ·10 
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I I 
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*Leicester ... ... 13·2 25·9 148J - ·23 ·15 ·05 ·22 ·04 
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I 
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NOTE.--The ligure3 for the town'! marked * are taken from the Registrar-Genera.I's Qua.rterly Returns; those for the other towns were cullected and 

pu'.:>lished b.r the Editor of" Public Health." 
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the earnings of such as these are very precarious, and they do 
not require much house room. At the same time, the insanitary 
house inhabited by many of them, the rent of which is all they 
can afford, remains a danger and a menace to the community. 

The question how to provide for this class of tenant, 
except by artificial means, is part of the poverty problem 
which has so far baffled all social reformers ; at present 
the only way I see of meeting their requirements in the 
future is by means of one-roomed tenements, if and when there 
is a shortage in the supply of single houses at rents within 
their means. 

It has been suggested that the profits promised from 
tramways-£60,000 to £70,000 per annum-should be used for 
demolishing our slums. I think you will agree with me that it is 
better to go on steadily with the work now in hand instead of 
stopping it all until we get these promised profits, which ought, 
when they are earned, to be used in the relief of the rates instead 
of in rewarding owners for owning bad property, which is what 
always happens when local authorities buy up and demolish the 
buildings in congested areas. 

So much for curing old slums. In Germany the creation of 
new ones is prevented by what is known as the Town Extension 
Plan, and it is only by some such means that we can prevent 
the medley of streets, the absence of open spaces, and the ill 
arrangement of houses that one finds more or less in nearly every 
English suburb that is visited, and which will ultimately produce 
another housing problem quite as acute as that with which we 
are confronted to-day. 

The uncovered land in most German cities is planned out as 
n, whole before building is allowed. 

It is recognised to be of the utmost importance that before 
any new suburban area is developed it must be considered and 
planned out as a whole before a single street is cut. The matter 
is not considered from merely a commercial point of view, but 
from the hygienic and artistic points of view, neither is it 
the product of one man's brain. The highest authorities take 
part in the preparation of the plan. Property-owners are also 
consulted, in addition to which they are protected by the plan 

'being laid open to the public for the space of four weeks, during 
which time anyone may raise objections. 

The plan contemplates and provides for the future develop
ment of the whole of the land within the city boundaries. It 
settles the direction, width, and nature of the streets. By thi::; 
means a symmetrical plan is obtained, providing widP avenue/'\ 
for main traffic between the centre and the suburbs, narrower 
streets for ordinary traffic, and again narrower and less expen
sive streets for purely residential ·quarters. Parks and open 
spaces are provided for before the land has risen to building value, 
and also the sites for public buildings. 
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Districts are allotted for factories, due regard being taken to 

the direction of the prevailing wind, so that ~moke and un

pleasant smells may on most days of the year be blown away 
from, instead of on, the town. 

These factory districts are provided with railway lines so that 

goods may be loaded straight into the trucks and go direct to 

the goods station, thereby avoiding the trouble and expense of 

loading into railway vans. This provision also avoids the 

annoyance to the general public, and the wearing away of the 

streets that are caused by these heavy and unwieldy vehicles. 

The future town is divided into zones ; high buildings close 

to each other are allowed in the centre, and further out only 

lower buildings are allowed to be erected, with greater spaces 

between them. In fact, all the requirements of a healthy and 

pleasant city are thought of and arranged for beforehand. 

This commonsense method is also applied to towns already 

in existence. A plan is made of how the authorities would like 

their town to have been arranged, and street widenings, etc., etc., 

are gradually carried out in accordance with the complete 

scheme. 
The results have proved satisfactory to land-owners as well 

as to the community. In Birmingham, on the other hand, all 

of us have seen the dreary streets of monotonous houses, all 

built chock-a-block without any provision of open spaces and 

the other things necessary to public health, the houses themselves 

often being of the shoddiest and most inadequate description. 

It is impossible to say at present whether Birmingham can 

follow the example of Germany, and if so, how it is to be done; 

but the town extension plan is not a visionary scheme. Mistakes 

have been made in carrying it out, but it has, on the whole, had 

such satisfactory results on the continent that I ask for your 

very careful attention to the subject. 
Bournville, Port Sunlight, Garden City, and other estates 

show what might be accomplished if English local authorities 

could and would take the matter up. 
In many continental towns an active and progressive policy 

of municipal land purchase is persistently followed. This greatly 

assists the town extension plan where it is adopted, but is not 

absolutely essential to it. 
Amongst other advantages, this muniripal land purchase 

policy greatly facilitates a movement that will appeal to many 

people, viz., that of enabling and assisting the tenant of a small 

house to gradually purchase the house he li-ve in. 
It al o enables the local authority to encourag-e and assist in 

variou ways private individuals or public utility companies 

willing to provide small house accommodation 3t a moderate 

rate of interest. 
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The next slide shows a plan of a portion of our Birmingham 
suburbs, which you will see has been laid out without any fore
thought whatever. It is near the fever hospitals, and perhaps some 
would not like to live there at all; but others are obliged to, 
and surely the conditions of life hould be made as pleasant or 
as little unpleasant for them as possible. 

A glance at the plan will show a large number of side streets 
connecting what ought to be two main streets, but some of the 
. ·ide streets are as wide, if not wider, than the main streets, and 
there is no provision whatever for open spaces and the other 
requirements of a healthy community. 

It is not so easy to undo what has been done, but at least the 
land still uncovered ought certainly to be at once mapped out 
-0n a comprehensive, intelligent, and far-seeing plan. 

The next slide shows a piece of land somewhere about the 
ame size as the last one, all laid out beforehand. It is Kastel, a 

small town in Germany. The authorities not yet been 
able to reform the old part of the town as they 
would have liked to, but they have laid out the surrounding 
land with wide streets for main traffic, some going straight into 
the country, and another going round the town, being what 
they call a '' ring street.'' The side streets are kept narrower than 
the main streets in order to keep down the cost of land allotted 
for housing purposes. Parks and open spaces are provided for 
before the land has gone up too much in value. 

Sites are reserved for public buildings and large private 
buildings. 

On the land coloured darker closer building is allowed than 
on the land coloured lighter, but in neither case is the building 
so close as that in the old part of the city. 

As you are probably aware, in August last a deputation 
from the Housing Committee was sent to Germany to study the 
working of their Town Extension plans. 

The next slide is a map of Germany, showing the route 
the deputation took. We left Birmingham on a Saturday, 
arriving at Berlin the following evening. Two complete 
days were spent there. The next morning we left for Nurem
berg, where we arrived in the evening, leaving early next morning 
for Ulm, where we arrived in the afternoon tired and hungry. 
The remainder of that afternoon and most of next day was 
spent learning what had been done in Ulm. The following 
evening we left for Stuttga!'t, so a.3 to be ready for work next day. 
After two days' work in Stuttgart we left for Mannheim. On 
the following evening we left for Frankfort, having spent a busy 
day finding out what had been done in the largest chemical 
manufacturing centre on the continent, if not in the world. 

From Frankfort we went to Cologne where a day was spent 
exami:1ing into the results of one of the earlier attempts at town 





Illustration 4. 

COLOGNE. 

The old part of the 
town, where the 
buildings are high
est and naturally 
very close together, 
is coloured blue. 
Red denotes the 
parts of the new 
town, where only 
lower buildings are 
permitted with cer
tain spaces between 
each. On the parts 
coloured green only 
lower buildings still 
are allowed, and 
greater space is re
quired between the 
buildings. It will be 
seen that one por
tion opens straight 
to the country round 
the town (white), 
which is undevelop
ed, thus permitting 
the freer access of 
unpolluted air to 

the whole town . 





Illustration 5. 
VIENNA. 

Showing the outer 
ring of parks and 
gardens round 
Vienna, connected 
by tree-planted 

streets. 
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extension plans, and also getting information on their system 
of taxing unearned increment, as well as their plans for assist
ing public utility companies to build working-men's dwellings. 
From there we went to Dusseldorf, which lies adjacent to West
phalia, as Smethwick does to the Black Country, but it is very 
different to Smethwick. It is most beautifully planned, with 
the result that large numbers of rich manufacturers have of late 
years taken up their residence there, and now spend their money 
in the town. The housing accommodation for working men is 
also much above the average. 

This completed our business, and we arrived home on Monday, 
August 14th, having spent 16 days visiting eight German cities, 
in seven of which we obtained most valuable official information, 
bringing with us plans, papers, and books that will provide many 
months if not years of patient study and strenuous work. 

Illustration 4 is a plan of Cologne. The old part of the 
town, where the buildings are highest and naturally very 
close together, is coloured blue. Red denotes the parts of the 
new town, where only lower buildings are permitted with 
certain spaces between each. On the parts coloured green 
only lower buildings still are allowed, and greater space is 
required between the buildings. It will be seen that one portion 
opens straight to the country round the town (white), which is 
undeveloped, thus permitting the freer access of unpolluted air 
to the whole town. 

In the part coloured green is another example of the ring 
street. If Birmingham had a tree-planted ring street, with 
trams, it would be quick and pleasant to get from Selly Oak to 
Sparkhill, instead of having to go into the town and out again, 
which is now the only way for those who cannot afford to keep 
a carriage. 

Illustration 5 shows the outer ring of parks and 
gardens round Vienna, connected by tree-planted streets, all 
acquired before the town had reached out o far, and thereby 
driven up the price of the land to a prohibitive figure. 

The purchase of Warley Park was objected to in the City 
Council because it was outside the city boundaries, and yet it is 
only possible for towns to acquire parks by going where land is 
comparatively cheap. It would be obviously impossible to 
provide a park in the neighbourhood of New Street. 

Those who oppo ed the acquisition of Warley Park protested 
most eloquently that they were not again t the provision of 
Parks for the People, but that they were against our Corporation 
buying land for that purpose in the only positions where it is 
possible to do so, viz., at some distance from the centre of the 
City. 

The next slide shows a new road being projected into the 
country before, perhaps, it is absolutely necessary. In the 
future, however, the community will benefit. 
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W iesbaden.-Here are pictures of some of these roads made 
in advance, showing tramways and motor tracks, cycle track, 
road for horse vehicles, foot promenade and riding alleys. 

Illustration 6, 

It is only by such forethought that separate provision for 
different sorts of traffic can be made without overwhelming 
expense. How splendid it would be for all of us if the rulers of 
Birmingham 50 or 100 years ago had exercised similar forethought 
with regard to Har borne Road, Bristol Road, Hagley Road, and 
other main arteries. The original cost would by now have been 
more than recouped. 

Here is a slide showing an example of thoughtless waste of 
money, making a great wide street where it is not required. 
causing great expense in upkeep, to say nothing of the clouds of 
dust that blow about to everybody's annoyance in windy 
weather. It is this sort of mistake that partly accounts for 
the flats in so many parts of Germany. 

In Ulm, on the other hand, the Local .Authority is endeavour
ing to educate the people to live in single houses, and with that 
object in view they keep down the cost of single houses by 
arranging for cheap narrow streets where there is no main traffic, 
and where all that requires consideration is the convenience of 
those living in the street. 

The requisite amount of light and air is obtained in front by 
setting the houses back a little from the road, and at the back 
by means of gardens which you see are made the most of by the 
tenants . 

.Another interesting feature is that the tenant~ are encour-
aged and assisted by the Corporation of Ulm to purchase the 
houses they live in; subject to certain restrictions that prevent 
them from sub-letting or speculating. 

This operation is made easier in Ulm by the fact that the 
Corporation owns four-fifths of the land within the city bound-
aries. 

Ulm owns 910 acres. Birmingham in the same proportion 
to its population should own 10,010 acres. She does own only 
550 acres. 
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These squares represent the amount of land Birmingham 
would own if it had as much in proportion to its population as 
Ulm has, and also the amount of land Birmingham actually owns 
wit.hin the city boundaries. It must not be forgotten that by 
far the larger portion of the land now owned by Birmingham is 
already covered by buildings, and therefore not available for 
hou ing, whereas in Ulm the reverse is the ea e. 

A policy of municipal land purchase energetically and 
prudently pursued in Birmingham would undoubtedly greatly 
improve our Housing conditions, and would incidentally 
materially relieve our rates. Suppose, for instance, that in 
addition to the £2,000,000 sunk in the gas undertaking in 1875 
another £2,000,000 had been judiciously sunk in land on the out
skirts of the then existing buildings. I venture to say that the 
unearned increment in Corporation land that would have gone 
indirectly into the pockets of the ratepayers between that time 
and this would have been at least equal to the profits on our ga 
undertaking, which have been considered so satisfactory by mo t 
if not all Birmingham men. 

The next slide is a picture of the double houses in Ulm, which 
are, with the assistance of the Corporation, being graduallyacquired 
by those who live in them. There is really no sufficient rea on 
why Birmingham working-men should not have similar hou e 
instead of the monotonou · boxes now inhabited by the great 
majority of our working classes. 

One of the difficulties in town exten ion plan in Germany, 
and the same thing would arise in England, is the division of 
land amongst a lot of small owners. This is got over in Gnmany 
by a very simple method. 
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This slide shows you the land divided up into small plots, 

each belonging to a different person. The thin lines show the 

divisions of the various ownerships. A plan is made of how the 

town ought to be developed regardless of ownerships. Calcu

lation is made to find out what percentage of the total land is 

required for streets and open spaces, and each individual owner 

receives back a percentage of his original holding equal to the 

percentage of the whole area available for building. The new 

plot is given as near as possible to the old plot, and the question 

of corner sites, etc., etc., is carefully considered, and taken into 

account. It is almost invariably found that the smaller plot of 

land returned to the owner is more valuable than the larger 

plot originally held. The smaller plot is convenient for building, 

the larger was not. This next slide shows you the same piece of 

land after being planned out and redistributed as described. 

In Frankfort this is done by compulsion under a law known 

as the Lex Adicke's. In other towns it is done by agreement. 

The advantage to small landowners is obvious. They are 

protected against neighbours who not unnaturally think only of 

how to make the most of their own land without considering 

their neighbours' interests. The same applies in a less, but still 

important, degree to large landowners. 
The next three slide show the cutting through of a new street 

that is now being carried out in Frankfort. During the last 

twenty years or so everal such schemes have been carried out, 

thereby facilitating traffic as well as improving the health of the 

town, and doing away with a large number of rookeries. 
Birmingham has one Corporation Street ; she could do with 

ten more. It is sometimes said that the town extension plan 

is no use to Birmingham because most of the land within the 

city boundaries is already built upon. That opinion is due to 

a misunderstanding ; the principle can be and should be applied 

to existing towns, as well as to uncovered land on their outskirts. 

At Mannheim we saw in process the gradual reformation of 

what had been a most insanitary suburb, with narrow streets and 

. unhealthy houses. A complete general plan was made of this 

suburb as it ought to be. The main streets are to be wide enough 

for general traffic, the side streets never less than five yards wide, 

and wherever possible not less than eight yards. No sudden 

clearance was made, but old buildings are being demolished a 

few at a time, and the streets are gradually being widened in 

accordance with the general plan. 
This is an excellent example of what can be done, in spite of 

great difficulties, by a carefully-conceived, consistent policy 

courageously carried out by a far-sighted, prudent, and persistent 

I.iocal Authority. 
In many to'wns in Germany the local authority encourages 

and assists in all sorts of ways private individuals and public 
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utility societies willing to provide workmen's dwelling._ at a 
restricted rate of interest on their capital. Here L a .·Ude 
showing buildings of one of tho e undertakings. 

An interesting point is the provision of a nice playground for 
the children behind the houses, thereby keeping them off the 
streets. 

There are several public utility ocieties in England with the 
same ideals, managed by capable busines men for the good of 
the people. One of these, the Co-partnership Tenant 'Housing 
Council, has already done excellent work by starting on sound 
lines Co-partnership Tenant Societies in various parts of the 
countrv. 

Some, at any rate, of the instruments neces ary to the 
Housing policy laid before you this evening are already here in 
Bngland waiting for us to make use of them. 

The next slide is a photograph of a newspaper published in 
l·1rankfort by a small company that works on lines very similar 
to tho e of Miss Octavia Hill in London. It undertake. the 
management of small house property, guarantees the rent , 
looks after the tenants, helping them to help themselves, treating 
them as friends, and not as mere rent-producing animals. It 
:iilso bring owner and tenant together by publishing regularly 
:ii list of houses to let, with all particulars as to price, etc., etc. 
The result has been most satisfactory, and it is sincerely to be 
hoped that the Corporation and the public of Birmingham will 
not hesitate much longer before encouraging and assisting such 
an important branch of Housing reform. 

Also in Stuttgart they have a system of hou. e inspection, 
carried on by over 100 voluntary workers. Houses are visited 
continually, and these voluntary inspectors from time to time 
make reports on the conditions they find to a pecial office known 
as the Housing Officf'. vVhen necessary, pressure i brought to 
bear on landlord or on tenant, or on both as required, and if thi 
fails, then the police prosecute. Thi. department also i sues a 
Municipal Register of all the houses in the town on similar line. 
to that on the screen. 

The house agents at first opposed this Rystem of registers, 
thinking it would ruin their busine s, but they now find it helps 
them to make their living with less work and worry, at the same 
time as it assists the sanitary authority and benefits the 
communitv. 

Some say that bad housing condition. are all the fault. of the 
tenants ; others that they are all due to the landlord . In my 
opinion both statements are only half-truths. It is really six 
of one and half a dozen of the other, and for that rea on ome 
such method a that so succe. fully carried out by Mis Hill in 
London is to-day urgently required in Birmingham, in order 
to break the vicious circle, bad landlord, bad tenant-bad tenant, 
bad landlord. 
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A few weeks ago :Mr. R. H. Best and ~Ir. C. Perks very 
kindlv took me to see various houses in Birmingham, and demon
strated most forcibly how much more healthy, cheerful, and 
comfortable houses are when landlord and tenant pull together 
than other houses at similar rents when the landlord's only object 
is to get as much as he can out of the houses, and when the tenants 
have no house-pride. It cannot be too often repeated that the 
satisfactory solution of the Housing Problem depends upon 
individuals as well as upon governing bodies. 

Let me say, in conclusion, how delighted we all were with the 
general idea of the town extension plan, and how in our minds 
it seems possible only by some such means as this to prevent 
the erection of more slums round Birmingham. 

It has been my endeavour this evening to give you some idea 
of the results of past efforts, present developments, and future 
plans in this direction in Germany and England. 

I do not for a moment pretend that no mistakes have been 
made, or that many things have not been done which would not 
suit our ideas. 

The motive of the Housing Committee's deputation was general 
inspiration, not slavish imitation, and if only I have interested 
you in the policies of : (1) :Mending or ending existing slums ; 
(2) ::\fiss Octavia Hill's system of rent-collecting; (3) Town exten
sion plan., including the provision of open spaces; (4) Municipal 
land purchase; (5) Pract.ical, official encouragement and assist
ance to Public Utility Societies, like the Co-partnership Tenants' 
Housing Council, and many others; (6) Helping tenants to own 
their own houses-then our evening has not been wasted. 

These six progressive policies, apparently separate, but really 
interdependent, are everywhere receiving earnest consideration 
and close attention. Housing reformers never meet without 
discus ing one or more of them. They are worthy of your most 
earnest and careful consideration. 

A short summing up will shew you the completene s of the 
policy laid before you. 

In the first place it has been explained to you how existing 
slums are being mended or ended in Birmingham ; the next ques
tion is how to keep them right after being thoroughly repaired; 
and there, among other things you have to fight three great evils: 
drink, dirt, and improvidence. Drink is a matter for the Magis
trates, and, therefore, not dealt with in this lecture. Dirt and 
improvidence can be, and in other places have been, conquered 
by l\Iiss Hill's system of rent-collecting, and also by helping 
tenants to acquire the house they live in. The next step is to 
prevent the creation of new slums, and this can be done by the 
policies of Town Extension plans and :Municipal Land 
Purchase. 
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If Birmingham resolves to grapple seriously with this urgent 
and difficult housing problem, then a real step will be made 
towards improving the conditions of life of our poorer fellow 
citizens. Birmingham is proud of her reputation. Let us take 
our proper place amongst the great cities of Europe in that most 
important matter-Housing Reform. 

So long as human nature is human, so iong will this and other 
social problems be with us; let us not hang back on that account, 
but rather let us do what we can to make it easier for 
human nature to go right, and less tempting for it to go 
wrong. The working men of Birmingham can, if they will, 
greatly improve the housing conditions of the city they live in, 
and if they will let me help, I shall be very grateful. 
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