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All-India Sanitary. Conference, Madras, November 1912. 

TOWN PLANNING"NOTES 

BY 

E. G. Turner, Esq., MA., I.CS., Special Olficer, Sa/selie Building Sites, 
. Bandra. 

The draft of the Bombay Town Planning Act embodies the suggestions. 
'COntained in the note marked appendix 5 in the printed proceedings of last 
year's conference, and in that respect re~lly combines the German Act principle 
of ' redistribution' and the English Ac~ principle of 'betterment,' the former 
giving power to alter the shapes of plots so as to render them more suitable for 
buildmg purposes, and the latter enforcing contributions from owners towards 
costs in proportion to the amounts by which their lands are 'bettered' by the 
scheme that IS taken. in hand. In the English Act the principle of redistribution 
has not been included, most probably because the holdings in England are usually 
fairly large in extent and can therefore be subdivided into plots of convenient 
shapes and sizes without disturbing ownership.- In any area where the holdIngs 
are fairly large there is less necessity to rearrange them,. but in Bombay the 
holdings are mostly small and irregular in shape, and power to rearrange them 
is absolutely necessary to promote development by carving out plots of suitable 
shapes and sizes, and to give every one access to proposed roads. Whether the 
holdings be small or large, one great advantage of redistribution is the power to 
cut out plots from the larger holdings and to allow them to such owners as are 
dispossessed from their lands by the advent of roads, market places and other 
public sites, for thereby the capital cost of a scheme is reduced to the extent of 
the value of the plot allotted, and the owner of the holding out of which the 
allotted plot is carved will have his cash contribution for' betterment' reduced by 
the cash value of such alIotted plot. 

Example.-Suppose that A's land is worth Rs. 500 and it is required fo[' a 
school site, and it is possible without causing much inconvenience to B to allot a 
plot worth RS.500 to A out of B's holding. Instead of paying Rs. 500 in cash 
to AI/lnd depriving him of a holding, he should be allotted a plot of equal value 
out of B's holding and the contribution leviable from B for the bettennent of his 
remaining land is thereby red'.lced to the extent of Rs. 500. 

In every case therefor~, whether holdings are large or small, it would appe~r 
to be advantageous to have the power to redistribute, which may be used as much 
or as little as may be found to be expedient. Ih some schemes it may be found 
necessary to a.rrange alI the plots i in some it may be found necessary only to' 
rearrange a few scattered plots, whilst in others it may not be found necessaliJ 
to rearrange any plots. Under section 60 of the English Act, a loi:al authority 
can be authorised to acquire compulsorily any land comprised in a scheme, and 
such a power if freely given, would enable holders dispossessed by roads to be 
offered plots from the larger holdings, and would also give power to acquire strips 
of land to round off plots and make them of more suitable shape, but there seems 
to be no powerllill the English Act to compel owners to accept such strips being 
added to their holdings, and a proper rearrangement of plots could not therefore 
be made without the consent of all the holders concerned. Wider P9wers are 
needed, and whatever method is adopted to rearrange the {>Iots the wis~es of the 
hol(\ers should be followed as far as may be comlistent with the objects of the 
scheme. 

2. Appendix 5 of last year's proceedings contain a note on the rearrange­
ment of plots and the method of calculating the expenses leviable on account 
of costs. It is proposed now to amplify that note by diagrams showing' some 
examples of rearrangement and of estimates of I bettlinnents '. in seMmes actually 
worked out. Diagram I :>pO\\"S a reaITaJlgelJlen~ Qf -\ plots along whose southel'll 
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boundaries there is a proposed road. Excluding the portions of the plots that are 
absorbed by the road, it will be noticed that the greater part of the remaining 
portions of the plots are not displaced by rearrangement but that their boundaries 
are trimmed. A new plot has been provided for the holder of C, who has very 
little land left after the road land has been taken from this plot. 

Diagrams II anq III show ~aIternative rearrangements of six plots which 
lire intersected by a proposed road. In Diagram II the small plot F is wholly 
absorbed by the larger plot E, whilst in the suggested alternative rearrangement 
(Diagram III) the holder of F is allotted a suitable plot out of E. In each case 
all the' final' plots have access on the proposed road. In one arrangement the 
plot B keeps its position and is given access by means of a private roadway, 
whilst in the other rearrangement the final plot B has a good frontage. Other 
forms of rearrangement can easily be suggested, but the form finally decided 
upon should be that particular suitable one which conforms most closely to the 
wishes of the holders concerned. 

Let us now consider the loss or gain to a holder when the shape or position 
of his plot is changed. Each owner will receive an adequate equivalent for any 
decrease in the value of his holding due to the rearrangement of plots, and he 
will be charged for any increase in it due to the same cause. To estimate such 
decrease or increase due merely to rearrangement, the plots will be valued as 
on a particular date, such as the date of notification in the Government Gazette 
of an intention to plan, and without reference to the improvements contemplated. 
This is precisely what is done under the Land AcqUIsition Act at present. A 
notification appears and the valuation of the land at the date of the notification 
is made by the acquiring officer without reference to future enhancement. So 
in this case, a notification appears and valuations of a plot in its original and 
its rearranged or final shape are made and the difference in its value due to 
mere rearrangement is thereby obtained. Let us take as an example, plot A of 
our secolld diagram. In its original shape it is valued say at Rs. 1,000; in 
its final shape without reference to the fact that a road is coming it is valued 
say at Rl1. 800. Then the loss to the holder of A is Rs. 200 and he would be 
credited with that amount. 

Take the case of plot F in the third diagram. In its original form its 
value say is Rs. 100. In its final form without reference to the fact that a road 
IS coming its value say is Rs. 300. By mere rearrangement therefore its value 
has increased by Rs. 200 and the owner must be debited with that amount. 

The idea of credit ~nd debit mentioned in the above examples is the .clue 
to the method suggested to minimise the needless raising of capital. When 
a ,road is constructed the plots in their final shape will generally .increase i~ 
value, and the amount of such increase measures the real 'unearned mcrement 
or as it is called the ' betterment.' I t is dearl, reasonable that the holders should 
contribute some portion of their 'betterment towards constructional and other 
expenses incurred upon works from which they have derived th~ir profit, but 
tlJ#re is no necessity to take a greater portion of their 'betterment' than is 
actually required ,for expenses. In Germany all expenses can be met by 
distributing costs amongst the holders in proportion to the benefits received by 
them individually, but the English method is distinctly fairer, whereby the propor­
tion of 'betterment' that can be taken is limited to one-half, and if any more 
money is required the local authority must get it .either by ~eneral ~xati0ll: ~r 
from other sources. For the: purposes of this note the Enghsh ~alUmull!- limIt 
of one-half has been taken and diagram IV shows how ~ holder s dues many 
particular case are calculated. The dotted lines in the diagram indicate the' final' 
or rearranged plot, which in this case is seen to be less both in area and value 
tban the original plot. A ledger account is made with each holder on the credit 
side of which will be the decrease in the value of his plot due to rearrangement, 
and on the debit side will be the portion of his ' betterment' which is levied for 
expenses. The balance if on the de1;lit side wHi be levied from him, and if on 
the credit side will be paid to him. If a town planning scheme is of any rea) use 
td the'holder~ it will be generally found that the balance will be on the debit side, 
so tbat instead of {>aying thet in cash for any land they ~ up and afterwards 
levying a contribution from tham out of tljeir 'bettermeSlt, it will be only necessary 



to levy from them, or pay to them, the difference of these two items and thereby 
the amount of capital to be raised will be materially diminished. The balance 
due from a holder may be paid either immediately in lump sum or in such 
instalments including interest and sinking fund charges as may be fixed lor the 
scheme, e.g., if a holder's dues are Rs. 1,000 then he could pay 30 yearly 
instalments of about Rs. 60 if money is borrowed at 4 per cent. and the sinking 
fund charges calculated on a 3t per cent. basis. Diagrams V, VI, VII show 
actual schemes worked out on a paper ill the area as of Santa Cruz and Vilepadle 
in the island of Salsette. 

Diagram V. 

There is already an existing road from the Railway station opening up the 
plots, so that ~he scheme is much simplified and its works and purposes consist 
of-

(a) rearranging the plots. 

(b) widening the existing road, constructing a storm water drain, provid .. 
ing lamps and planting trees. 

The mere rearrangement of plots yields a profit of Rs. 1,248 (wiae paragraph 3 
below) and one-half the 'betterment' is estimated to yield Rs. 1.329. so that a 
sum of Rs. 2.577 can be recovered from holders. whilst the total constructional 
expenses are estlmated as Rs. 3.747. The local authority will have to contribute 
from its general revenues towards the expenses of this scheme a sum represented 
by the difference of these two figures" i.e. , a sum of Rs. 1,170. 

Diagram. VI. 

. This scheme comprises plots neighbouring a naIl a which is used as a fair 
weather track. Some of the plots already contain bungalows. The purposes and 
works of the scheme comprise-

(a) giving access to all plots • 
• (b} widening the nalla to 40' and constructing a made road along it t-ith 

the necessary storm water drains. 

The estimated expenses of the scheme are as follows ,-

Constructional works 
Land compensation . 
Valuation and preliminary expenses of preparing the scheme 

Total 

Rs 

8, 219 
1,157 
1.500 

One-half the betterment is estimated at Rs. 8,128; so that the cost of &he 
scheme to the local municipality will be Rs. 2,748. 

Diagram VII. 

This is finally large scheme for a small locality and includes the acquisition 
of land for a fUtlll'e 70 feet main tramway road and the present construction there­
on of metalled road 30 feet·~ide, the remaining 40' feet of land being filled up 
where necessary and the necessary gutters made and trees planted. Most of the 
plots are rearranged. The expenses of the scheme are estimated as follows:-

(oil) Rearrangement of plots 
(b) Constructional expenses 
(e) Valuation and preparation expen&e& 

, ,Total 

Rs. 

14.95:l 
16,334 

30000 • 

34,286 
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of which Rs. 13.9 I 2 can be met from one half of the estimated 'betterment.' 
As this is a main road it is but right that the frontagers should not have to pay 
for its entire cost. The figures show that one half the 'betterment' practically 
pays for all the land (c). • 

3. It will be seen from the..illustrations given above that" rearrangement" 
and a lilIlited ' betterment' contribution do not necessarily pay all the costs of a 
scheme. The local authority must find the amount by which they fall short of 
the total expenses. Naturally the local authority will not be anxious to take up 
schemes that will cost them too much money, but every scheme will cost them 
much less than under the present system where -the frontagers who benefit most 
by the rapid appreciation in the value of their lands by the advent of a new road 
give up no portion of their' unearned increment' towards its construction. 

In homogeneous tracts mere rearrangement of plots lessens capital cost, for 
every plot that Is'rearranged is made more suitable for building purposes and is 
therefore of greater value per square yard than before it was so arranged. This 
can easily be seen by rearranging the two plots formed by the diagonal of a 
square into two rectangular plots formed by a lIne through its centre parallel to 
the sides. 

4. In England, the individual benefit derived from a town. planning scheme, 
i e., the 'betterment,' is calculated after all the constructional works have been 
completed i but under a system of rearrangement of plots as already described, 
there are advantages in estimating it at the same time as the original and final 
plots are valued, t.e., before the works are started, and to guard against possible 
errors the owners of the major number of plots, or the local authority, might bE' 
given an opportunity o,f demanding its revision after the constructIOnal works 
have been completed. There is always the chance that the owners would not 
combine to demand a revised valuation, especially if they are made to pay for it, 
whilst in small schemes, such as the construction of accommodation roads, which 
are a pressing need in growing suburbs, the owners would probably be content to 
pay a small yearly sum for the substantial benefits they will receive without 
troubling themselves too much about whether the valuation upon which it is based 
ab~!?lutely coincides with the actual state of things when tire works are complete. 
If the local authority has a favourable balance at its disposal, sufficient to carry 
out the contemplated works, there is no need for haste in calculating the 
'betterment,' but if it has not, which is generally the case in the Bombay 
suburbs, the sooner the' betterment' is estimated the sooner will there be some 
sort of security to go upon wherewith to raise the necessary loan, and even if a 
revision of the I betterment' is demanded after some years, and it is found that 
the valuations of it made by the arbitrator in the first instance were too high, the 
local authority could then consider ways and means to meet the defiClt. By 
assessIng indIvidual contributions before the works are started, the local authority 
Will have something at any rate to go upon, and even if it is afterwards found on 
reviSIon that the contributions were over-assessed in the first instance, a growing 
ml,lnicipality will be in a better position to incur more expenditure from general 
funds to meet the excess, by reason of the interval of time that has elapsed 
between the original and revised valuations. 

The Enghsh method of post valuation of I betterment' has the advantage of 
'allowing an accurate calculation of ' betterment' being made, but it does not allow 
a set-off being made at once in each individual holder's ledger account and it gives 
the local authority only a possible future security to rely upon when a loan is 
required to carry out the sc1\.eme works. The initiaf capital would be increased 
by holders demanding to be paid for the portions of their land absorbed by roads, 
but a reduction under this head could be materially effected if instead of paying 
holders immediately for such portions of their land and afterwards levying a 
I betterment' contribution from them, they were paid interest, say, at 4 per cent. 
on the amounts due for such portions during the interval between the introduction 
of a scheme and calculation of their' betterments.' 

B&th the systems of prevaluation and post valuation of betterment yield cor­
'reet accounts' in the end, ~t in the former the initial financial responsibility is 
elaced upon the holders and in.the latter itis placed up~n the local authority, 



, ,~Tbe t ;betterment !'figur~,s given fl?r ,the, scheme.s illustrated' by diagrams V, 
VI .. vu ,'('Viii,!l"paragraEh' i' ,above) :are estimates 'made before the works have 
oeen started': ,1£ ~e 1 betterment' , is' to. be calculated after the \Yorks 'have been 
',c.?m.p~ete4 tlfe _~ept wjllbe as £ollows.:- ,,' ".' 

Dia~am Y.~Scheme. 

The"!oq~ .~ut~C?ritt. V[ciuld h~,:e i!li~iar sec!lrity ~or Rs. 1,.248, and would 
bave to raise mltlalIy it stnn of Rs. 2,499 on the security of theU' gep.eral funds 
instead of a sum of Rs. 1,170. 

r , 
"Diagram YI.-Scheme. 

, TP~ locahuthority would 'have to tai;e initially a IQan on the security of 
thew ge,nera} 'funds ~uflkient: te obtain Rs. 9,7,19 for works and to pay yearly 
~ntere~ of R/h h.~5.7'. , .' ... 

'Diagram VII.-Scheme. 

The local authority would have to raise initially a loan on the security of 
their general funds sufficient ,to obtain RS1 .19,334 for works and to pay iIlterest 
-On Rs. 14,952.' , ,. , 

5. The suggested method of credit and debit is capable of considerable 
-extension. Into the ledger account of a holder can be entered not only his contri· 
bution towards ,eXpenses., and any amount creditable or debitable to him by reasol! 
of a rearrangement of his, plot, but also any sum awarded by the arbitrator as 
being para,bIe to him or leviable from him. For' example, an agricultural lease 
might be extinguished and the lessee in consequence would have to be compen­
sated. The ,portion of such compensation payable by the holder could be paid by 
the local authority and debited to the holder in his ledger account. In this way 
the party claiming relief is compensated at once, whilst the holder is given easy 
terms for repaying the local authority the cost of the advance. 

The local, authority responsible fot carrying out a scheme should be a 
muoidpality within its own limits and the local board elsewhere. The con­
trolling ~uthority might be the Commissioner of the Division or even the local 
Government. 

The procedure to introduce a scheme might be briefly as follows:-The 
~ocal ,authority will publ!sh a notification in the <!ovemment G~~tte of its 
mtentlon to plan a certam. area defined by boundanes on the eXlstlllg survey 
maps. The existing and proposed main roads will also be shown. The owners 
will be fully consulted as to accommodation roads, and as to any rearrangement 
of plots that may be necessary, and the loca~ authority will then prepare and 
notify a block plan and scheme showing these details, and objections to the same 
from persons interested will be invited. After conside~g such objections and 
making such alterations as" it deems necessary, the local authority will submit 
the scheme and objections received, to the controlling authority for decision 
and thereupon an independent arbitrator wil! be appointed to draw up the final 
scheme and plan as so sanctioned. The arbitrator will be an expert valuer and 
his duty will consist of making valuations of holdings as already described in' 
this note and ; .. marcate the roads al).d holdings as finally sanctioned. He will 
also award the compensation payable for the extinction or transference of any 
rights or of any property injuriously affected, and will calculate the dues leviable 
from each holder in accordance with his valuations. He will communicate his 
decisions. to the local authority who will then ,potify the final scheme and plan 
and state an which date it will take effect. 

6. Effect of redistribution on legal rights. 

If an owner's. plot is. liltered m shape or size or is actually .transfem!d from 
'One place to another, it is. necessarl to consider what effect thi~ will ha~~n 
the lessee or mortgagee. of the 'On~al plot. .e.s far as possible these rigp'ts 
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should be transferred in the same or a convenient modified form to the new 
plots, and compensation must be paid to anyone injuriously affected thereby. 
Agricultural leases should not be transferred without the consent of all parties 
to the lease, for the object of the scheme is to encourage building operations 
and to allow the owner, who pays the' betterment,' every chance of making as 
much profit as he can out of the land. 1£ a: h{)lder and a mortgagee come to 
terms privately in respect of their rights in the rearranged plot, such an agree­
ment should always be accepted unless its terms are prejudicial to the objects 
of planning. 

The arbitrator appointed to value the lands will also decide questions of 
compensation for transference of rights, and also decide what rights shall be 
transferred to the rearranged plots, and on the day that the scheme takes effect 
the old rights will be extinguished and the new rights will take effect. The 
common encumbrances on a plot are leases and mortgages and the following 
examples will show how such cases can be treated and how t~~ apportionment of 
expenses can be made. 

Leases. 

If a lease is extinguished or modified' it is clear that compensation must 
be paid to the lessee, and it is for the arbitrator to determine the proportions 
of such compensation payable by the holde~ and the local authority, respec­
tively. When a portion of a plot leased for agricultural purposes is taken for 
a public road under the provisions of the Land Acquisition Act, the tenant 
generally retains his right on the remainder of the plot. Now as the price 
of land rises on the construction of a road, it will generally pay the plot holder 
to get rid of his tenant and utilize or sell his land for build10g purposes. In order 
to do this, the owner would have to payout the tenant at his own expense. 
If therefore a Town Planning Act gets this done for him it is only fair that he 
should be debited with its cost. 

Example.-A is the owner of I acre of homogeneous cultivabte land leased 
to B at a yearly rental of Rs. 60 and the lease has 5 years to run. Under 
a Town Planning scheme one-tenth of an acre may be required for road purposes 
and the lease must be extinguished. The compensation payable to B should be 
borne by the local authonty and the holder in the proportion of I to 9. 

Mortgage without possession. 

If the value of a plot as finally rearranged with reference to the improve­
ments eontemplated is of greater value than the original plot mortgaged, then 
the mortgage can be transferred without loss of security. If a scheme is to be 
!i,uccessful this will usually be the case. It may happen however that the re­
arranged plot is less in.- value than the original plot. If the mortgagee accepts 
thl! final plot as his new security then all is well, bu~ if he does not then the 
whole or any part of the difference in value between the original and the final 
plot (values as undeve~oped) instead of ~eing. credited to the holder could be 
paid to the mortgagee 10 whole or part satisfactIOn of the mortgage. 

Example. 

(a) Value of original plot • 
(h) Amount due on mortgage 
(c) Undeveloped value of allotted plot 

Rs. 

300 

200 

100 

Instead of crediting the holder with Rs. 200, i e., (a-c) for his actual loss 
of 1;l.Dd,oit might be paid to the mortgagee and the mortgage redeemed, or the 
iJolder might be credited with Rs. 100 and the mortgage'e gIven Rs. J 00 and his 
mortgage transferred to the new.plot. 
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Mortgage with possession. 
These' are usually either one or other of the following kinds :-' 

(a) the use of the land is given to the mortgagee for a certain number 
of years in full repayment of the mortgage. 

(6) The mortgagee holds the land and reaps the profits on it by way 
of interest on his loan. 

Case (a) is precisely similar to a lease by the mortgagor to the mortgagee 
for a definite number of years and can be treated in the same way. 

Case (6). The mortgagee will be satisfied if he gets at least equal security 
and an equivalent for the secured profits. Equal security can be 
arranged as in the case of mortgage without possession" but the 
mortgagee may not in all cases be able to' utilize the allotted 
plot so as to secure the same profits as the original plot yielded. 
For any such loss of profits he is entitled to some equivalent at 
mortgagor's cost and for any increase of profits the mortgagor 
is entitled to credit. A' rocky piece of ground allotted in lieu of a 
cultivable plot will not always be of use to a mortgagee in posses­
sion, for even if the mortgagor consents to the mortgagee erect­
ing buildings on the rocky land, it may not pay the mortgagee to 
erect a substantial structure and the scheme may not permit of 
huts being erected. The best course in such a case would be to 
compensate the mortgagee at the mortgagor's expense for loss of 
possession and to convert the mortgage with possession into a 
mortgage without possession. Any amount paid to the mortgagee 
Wbuld go in part sat!sfaction of the mortgage. 
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DIAGRAM N!!V 

SCHEME N~ I SANTACRUZ. 

. .,1" 
SCALE 330- J. 

BEFORE REARRANGEMENT. 

AFTER REARRANGE-MENT. 
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DIAGRAM N~ YI. 

SCHEME NOl VILEPARLE.. 

SCALI: 320 FEET TO ONE INCH. 

B£F"ORE REARRANGEMENT. 
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DIAGRAM NOVIl 

SCHEME NO 2 VILE.PARL!: 

$CAL£ 330 FEt:T TO ONE INCIl 

BEfORE R£ARRANGEMENT 

A~TER REARRAN6EMEN~ 
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"THE NEED OP CO-:;OPERATION BETWEEN NEIPHBOURS 
IN THE DEVELOPMENT OF BUlLDJNG ESTATES." 

Part I. 

NEW ESTATES AND GROWING SLUMS. 

Preamble. 

t. This is the fourth of a series of lectures ililended to provide the 
Bombay public with food for reflection on the conditions of housing in 
Bombay and to make suggestions fQr'wprovements which m,ight {orm, So 

basis for public discussion Ilnd lead in timo to desirable hO).lsing reforms. 

2. In 19i~~ t delivered my firs~ lecture on "Ligh.t anI! Air in Dwellings 
in Bombay." t pointeq out how slums had been created by sweating 
building sites i. e.; by overcrowding them with buildings. I depicted the 
commonest type of groups of insanitary houses in Bombay and showed ho\'!{ 
by the use of the methods of the English Housing and Town Planning Ac~ 
adaptoo to ~ombay conditions aU ina<l4'luately lighted and ventilated 
rooms in BombaY'might be gradualry :t;:l~s-ed and house-owners required, 
with some assistanceJrom public funds, .more particularly in the way of 
removal of obstructive buildings, to feconstruct their nouses so that 11,11 
dwelling rooms in them might have a sufficiency of light and air. 

3. In January J9J.t. at the All India Sanitary Conference at Lucknow 
I delivered a second lecture entitled "Ho~ to check the growth of 
insanitary conditions in Bombay City" showing hpw the 63!Q light and, 
air rule was worked on the TrustY.s estates and how its application to the 
rest of the City would in .combination' with certain other reforms which' 
had been advocated by Mr:, Harvey so locg ago as '901 t,end to check the 
grQwtb. of 5111ms in :Bombay. . .-

4. In IgI4.$nding that though the reforms advocated by Mr. Harvey' 
and myself were uqder discussion none had yet been actually adopted, I 
de1ivere<1 a lectu~e on' .. Density of Pop':liation in Bombay" pointing out by 
analysis of figures of the last five censuses what extremes of congestion had 
been'reacbed in ~e heart of the City and how the consequent insanitary 
conditions :;0 conspicuous there were gradually extending outwards like a 
spreading.cancel so tb.atmany pla<;eS which ~ few years back were com­
paratively open. were nQw becoming rapidly over.~ngested and would s,}on' 
be<;<>me part and patcel.of the central slum area. 
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s. This year, and more particularly during the course of the Town 
Planning Exhibition, when I 'was giving demonstrations with the aid of 
models of the evils characteristic of the Bombay slums, I have had several 
discussions with architects and house-owners and have found tha t there is an 
increasing tendency to accept some of the reforms I have advocated and to 
recognise the necessity for co· operation between house'·owners and the 
Municipality and also amongst house· owners themselves, if any material 
improvement of existing slums is to be achieved and the steady addition of 
new slums to old slums is to be checked in the near future. I accordingly 
decided to lecture this year on the need of this co· operation with a view to 
finding out in the course of discussion on the lecture what practical difficul­
ties stand in the way of the reforms I advocate. 

Growth of slums in Bombay. 

6. How rapidly the Bombay slums are growing is shown by certain 
building statistics collected at my instance by the Municipal Engineer. I 
find that in 1914.15, the total floor area ~in newly completed buildings or 
additions to existing buildings aggregated 93.338 sq. yds. Thii is probably 
below the average for normal years, as building operations received a check 
in 1914 on account of the war. Still the magnitude of these figures shows 
how important it is that new building operations should be under suffi· 
tiently strict Municipal control to ensure that ihe newly. created residential 
quarters fully satisfy"the requirements of up· to-date sanitary standards. 
Now, of these 93,338 sq. yds. about one.third roughly is in new buildings 
on Improvement Trust Estates and may therefore be taken to be satisfact'ory 
from the sahitary point of view. The remainder-over 60,000 sq. yds.-is in, 
bUildings outside the Improvement Trust estates. The Municipal Engineer 
is always complaining that he has to pass plans because they involve no 
breach of existing bye.laws though he feels they ought to be vetoed becaUse 
they ~end to the creation 'of slums. I once asked him whether as many as 
half the cases he has to pass are" seriously open to objection and he replied 
f. nearer three-qllarters." At this figure the floor area added to slumS in 
[914, was about 45,900 sq. yds. sufficient according to the linlit of 25 sq. ft. 
per head laid down in sec. 379A (4) of the Bombay City Municipal Act to 
accommodate over ~16,000 adults. This shows how important it is that 
there should be no further procrastination about amending the Municipal 
bye.laws. 

7. I have recently obtained from the Municipal Office a few typical 
plans showing some of the objectionable building proposals that have 
recently been sent in to the Municipality. In some cases there are rooms 
35' to 40' deep inadequateJy lighted from the narrow end on the street: the 
long sides have several doors in them and in some cases windows opening' 
on to narrow foul gullies 'and we may fairly assume that when the building 
has (been pompleted and the Municipal staff are no longer supervising the 
work, these rooms will be paItiti~ned eH into seveIaI small room!! all but 
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one of which wil1ibe strictly unfit lot. human hahiilation. rrhis'~ould be set 
tight if the t>wnet of such a·room would leave- an 'openf-spac& of, say~ 10' 
along the margin of his plot and arrange for his Dei ghbour to do the same. 

8. 'There is another set of cases in which the new bye-laws compel the 
builder to cut out a kind of recess in the side of his building for the lighting 
~nd .veI}tilation of interior raoUl$, ; .but ,the spacfl i" too .narroV'? ;, ~d, i,I his 
neig1}bour bui~ds, up, to tht; e~ge, o~ his land thi~ space will ultil1lately ?~ a 
mere rubbish shoQt and the a~r, in! it lI)ost unhealthy. A speciJ;llen of sucP, 
insanitary recesses. is ,shown in .my :tJ;1odel of 3 houses .in Samuel ~~re«r~ 
on the table and I can show cloz~s of thelI.1 to anyone, who will cpme 
slumming with me. 

9. In a f~w of these cases the greater portion of the site now proposed 
to be built on would much better be reserved as an open space for the 
ventilation of, the adjacent- sites, as in the €aSe of the UmarkhadLStreet 
model on the table. "In England the local authori.ty has power tq enforce 
such reservation by paying the owner of the open site compensation.in con­
sideration of the prohibition of building and rt;covering that'compensatio~ 
from the owners of the properties benefited. 

10. In nearly all these cases the Engineer objects to the side or interior 
open space as utterly inadequate. The perc~ntage of the whole. building 
site to be left free of buildings varies from .5 to 33 and is seldom above ,201 

whereas if the 63i" rule were in force the. percentage of open space- would 
seldom be less than 30., . 

_ q. 'There are a (ew cases of houses to which it ilj; prop!l$ed _to ... d~ 
additiona~ storeys. thereby intensifying ~he. ~J;lsa,nitary conditions that' ~rise 
from the sites and those inu,nediately adjacent to ,them bf;ing alrea.dy oyer., 
CIowded with buildings. The harm that is d~ne by sl!ch ~dditiQns. !S, 
illustrated in the Samuel Street Umarkhadi models on the table; and I may 
supplement this illustrati9n by reading an extract from.' a report made in 
19'3 on the; Undri~ Street ~eme. 

.. The records of the Undria Street Improvement SChemcfareashow that! 
since l!)OI:-' . 

(a) Out ~f! 4' houses in this scheme 14 had a loft removed and one 
extra storey added and the average assessment per house had 
gone up from Rs~ +4-1 to Rs. 867. 

(b) One house had:l extra storeys added. and· the- assessment -had 
gone up from Rs. 338 to Rs. 1.437-' 

(c) 19 houses haa minor sanitary improvements made in them, and 
the average assessment pet hQuse had_gDne.up from ~ 545 to 
R~9~· 
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(d) Seven houses had been pulled dowtl and new houses erected, and 
the ,average asseSsment per house had increased from Rs. 531 
to Rs. 2,388. ' 

(e) The total assessment had thereIorlil more than doubled in the 
interval between 1901 and 1913." 

(2. There are several \:ases of building sites situated away from streets 
so that the builders cannot be prevented from building up to 79 high; and 
though so great a height is not proposed at present there is another objec­
tion to these buildings in that they have no proper means of access to the 
nearest existing pucca roads so that it will be difficult to arrange for clean~ 
ing their privies. 

J3. Thrre are a few cases of biggish buildings proposed to be erected 
in positions in which they will block the lines of proposed new streets. If 
the Corporation had only made up their minds to approve these proposals fof 
these new streets, the erection of these buildings could have been prohibited: 
but 'now either the new houses will have to be acquired or the lines of 'the 
proposed roads altered; and every new house built adds to the difficulty of 
finding convenient lines for such roads in the future. 

14- These few specimen cases taken at random from those noW before 
the Municipal Engillleer for disposal serve as instances t(l show what fI stoIe 
of trouble is being laid up for the Municipal-administration of the future by 
the continuance of the short.sighted policy of "every mag' fat himself ,. in 
the matter of development of building estates, the policy under which each: 
man strives to make for the time bein~ the most he can out of his own 
~ittle t>lot of land, witHout regard to the nece3sity of fitting in- his schemes 
with those cofhis neighbours for the benefit of the general community and' 
without thought of the risk of'deterioration of his property by reason of the 
creation of slums around it. 

\ . Co-operation between neighbours a r~medy for Slum formation., 

15. Co-operation has solved difficulties in :many fieldS' ~f enterprise 
:wd '\Ve. JX\ay ,well consid~r_ ,how far it ,m,ay be used, to counterttct the 
intensification and expansion of slum areas in Bombay: and my tpaiq pbje~; 
this evening is to suggest how neighbours can assist one another to make 
the most of any holdings they may wish t9 b1,tild on by ~rranging ,to share 
one another's open space so that each may have far more open space con­
veniently situated around his,house than he would hav~ if he were to pro­
vide the whole oUhe open space on his own land and could not prevent his 
neighbours from building up- to the edge of it. 

Slums newly ~reated under Munic:ipal bye-laws. 

_ ,16.. J,.et us cpnfine our attention first to open la,nds leaving the more 
difficult subject of lands already bui1~ on to be d~t with. later on: and in 



order to see what are the evils we need to avoid in the development Qf open 
landf ~ maY' examine a few cases illustrating what has gone wroag with 
the development of lands once open, now slums. 

17. Some of you may remember a case of which Professor Geddes 
showed photographs in one of his lectures. The owner ot a certain valuable 
house had persuaded a friend to buy a plot with a low buildi'ng on part of 
it, over which the valuable house got light and air for its side windows; he 
wanted to have a friendly neighbour; but trouble came when the fr1endly 
neighbou( pulled down the old building on the plot and proceeded to build 
a high building which shut out light and air from the side windows of his 
friend's house. Now had there been the kind of co-operation between these 
friends that I am now advocating the original owner when persuading his 
neighbour to buy the intermediate property would have arranged either to 
buy a small strip of that property himself and keep it open or to pay his 
neighbour a sum of money in consideration of his undertaking to keep a 
certain, strip of land free of buildings. That the advantage of such an 
arrangement is now becoming more generally recognised is indicated by the 
fact that we have recently made several such arrangements for owners of 
houses on or just outside Trust estates. 

,t8. I referred to a somewhat similar case in the address published as 
the Housing Association's Leaflet No. II. A certain gentleman built up a 
house. with every up-to.date sanitary contrivance in it. but willi very, little 
,open space around -it on his own plot. On one side he built practically. up 
to the edge of his plot, relying for light and ventilation on the open land of 

his neighbour next door. Saon after his house was finished, this neighbour­
a shrewd .widow-in strict exercise of her rights built a high wall 'all along 
the edge of her plot within a few inches of the new house, 60- that all the 
rooms on that side of the house have been utterly sPQiled. Had there been 
co-operation between these neighbours on the lines I advocate, they would 
have arranged. before the new house was designed, for each to leave a space 
of ,at least IQft •. of open land on either side of the common, boundary, :and 
.then each would have enjoyed an open space of 29ft. from which roo~ 
abutting on this space in both my friend's house and the house to be sub­
sequ~tly built, by his neighbour would have beeD amply lighted and 
ventilated. As it is my friend's house is spoilt and the widow when she 
builds will have to leave twice as much open space on her own land as 
would have been required, had she come to terms'with her neighbour. 

~. • L _ 

19. There are a. number'of cases of this kind all over the City, many of 
them involving those horrible eyesores, screens of wood or iron. erected within 
a few inches of windows to prevent the creation of .easements over open land 
beyond them. 

290 These are all cases of single plots; but there are also caS!;! o~ 
estates including large numbers 01 plots laid out in 'comparatively recent 
tlttltS. The aile I Will take this e~illg for speqal consideratioD as typical , , . 



oJ many others is the recently developed estate ·to the West ,0{- Lamin~tQn, 
Road 0£.. whiclk I have a; plan on the screen and a tGodel-on-the-,ai:>le 
(Vide Appendix A ). 

21. In I9H, when the Trust started their scheme for converti~~ the 
winding 24' Chunam Kiln Road into what is now the Lamington Road 80' 
broad, the land on which the houses referred to stand was part of the area' 
~oti.iied f~r the scheme. Unfortunately the Trust acquired only that part' 
of the land which was required for absorption into the road leaving the 
remaiQder with the original owner. It was known that the owner, taking 
advantage of the improvement of his estate by the construction of the new 
road, j~tended ;to -layout hiS land into building plats for sale to builders; 
but the Municipal bye· laws had just been amended,' and it was thought 
that under these amended bye·litw~, which provide for more open space 
!lrol\nd build,ing~ th,n had hitherto beeR required, the develop~ent of the, 
building eStates would be in every way satisfactory j so the Trust abandon­
ed ,their original idea of creating an estate of . their . own in 
this locality and allowed the owner to develop his own estate, only 
stipu1!J.ting that the elevations should be subject to the Board's 
approval. The elevations are generally recognised as satisfactory; and 
when the first three houses were put up few people would have suspected 
that a slum was being created. Most of the rooms in the twa corner.houses 
were excellently lighted and ventilated and even in the middle one there 
were comparatively few rooms open to objection, because the backs were, in 
echelon and there was no building behind them. But subsequently the open 
spaces in the rear, were filled up; every year one or two new houses were 
built j the side passages between the original three houses became 
plocked by new houses; and. now there is not a single back room iIi any of 
the houses in this block which is ,adequately lighted and ventilated. If you 
go into these houses you will find that on account of the bad smells from 
these narrow gullies, into which light seldom penetrates and into which too 
many. residents throw refuse from their windows, especially from kitcheru., 
people have to keep their windows closed -so that their rooms are not 
only dark but without ventilation. There are similar blocks on either side 
~f the one shown in .the model, and insanitary as they, are now, they will 
become even worse when the neighbouring lands are built onl unl~s the 
owners of the houses which nawJook over. open land arrange with their 
neighbours to secure the. adjacent strips of land from "ever being built over. 

22. There are many such areas upon which slums are being' created 
before our eyes under the existing bye-law.; and many more will be created 
if the Municipality do not amend their bye-laws and let people know be­
forehand that roams newly 'constructed now will not necessarily be treated 
hereafter as fit for human habitation just because they comply with the 
existing bye-laws. 

23. I have ~ few, photographs here of same of these recently developed 
filum,' areas: - Tbe first. set (,Vide App end ices 'C, ,D,. E and F). which I will 



p.ass.1.olJUd,depicts a group, of houses·.erected forAhe')inost tpatbunderi 
th~: !>Y~-l~wsras ·amended in· 1919 in a' newly developed building,.~tate.~ 
oJ..abGut 5-1 acres toww;ds the east end of Lov,e. Lane.[,Mazqgan.~ ,.:the_ 
Estate was laid out intQ 29 Quilding sites. as·.sho~.n in the ,Estate 
plan (Appendi~ B)j the sites were auctioned in Dec~mber 1909, and; 
most of them have hou~es standing on them now. These houses 
exhibit the same faults .as those in Jhe Lamington Road group. Ope 
o£ ,the pp.otographs (Vide Appendix D.) shows the one,plot, NO.,7. as, 
yet not b,llilt upon and. gives some idea of the narrow space between the! 
:pouses surrounding it. In one of the co,ners between three of these houses; 
there, used to be recentJy a ground floor ,l;table over t!;le, top, of, which the 
(ooms in the adjacent,houses got ample light and air. You:will see that. 
the 'Yalls,of this stable are now btling carried up within 2' of the windows) 
of the neighbourjn~ houses, and before long, no doubt, the roorps ,on two 
floors in each of these three houses will be deprived of the ligb.t and ail: they, 
have hitherto enjoyed, and all th~ windows will have to be kept shut to keep 
out the foul air from'the deep narrow gullies now to be created. The redeem­
ing feature js at present 'the space, 1?lot No, 7, not yet built on; and the one 
chance the owners of these houses have of saving their e:;tates from further 
deterioration and therefore in the long run depreciation IS to pay the own~r' 
of 'this open land such reasonable sum as he may .d;;mand. in conside~atiol\ 
of his ke~ping a 20' strip all round the ma(gin of the plot, free' ,of ,bUilding. 
1£ the house·pwners cannot get the land-owner to agree to 'this, they, llhou}c( 
agitate' for an amendment' of' Hie Municipal bye-laws' so' that the lando. 
owner may be compelled to keep muCh larger open space' thaP-' is requ,ired' 
undt;r the existing bye-laws, But as thes~ house-owners are themselves to 
blame for not having left a suffiCient open margin. On their oWn, p~ot~. they: 
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cannot expect the Municipality to secure the opell margins they require,. 
unless they themselves contribute towards the cost rateably 'to 'the 'better­
J;llent thl?ir properties l?ecure thereby. This is' an in~tance of what caD.' be: 
~one by co-operatloo. between individual'house-owners'and the Municipality' 
as r~preSenting the general body o~ property-owners in Bombl1Y in cases i~ 
which it is lound impossible "to' secure what. is wanted by co~operation 
hetween One set 'Of house-owners,' and another.' ., , 

':34- I My, next photos (Vide Appendic!;S. G, H. and I) show similaJ.'l' 
cases of ~omparatively" new building. estates rapidly. deteriorating intO' 
slums in Girgaum., The pity of. it is that this ,is,,a locality, in ,which' 
until recently thtlle. were great possibilities. of development. of building 
estates affording sanitary accQmmodation for a large population within 
quite easy 'reach of the celltre of the city. But 'as' r- showed in 
my lecture 'last year, the density of population is increasing at 
an' 'atarming rate. That in itseU wonld not matter if 'the new population 
'were bciilg decently housed; but that uilfortunately is- not the case. 
The photos give typical instances 01 estates developed' on fairly re~laI 
lines- with, houses which" for, the: time being have comparatively few' 
,room~ open to sen!>us !>bjec.tio~;. but the system ~D y!hi<;h these estates have , . 



been developed with houses stretching back from It cEntral road'tight away 
to the owners' boundary with 'no rear, open space and utterly iDl1deql.lat~ side 
'spaces must, when the owners of the plots in the rear complete their de\'elop" 
ment o,n the same system, lead to the conversion of the few regular open 
spaces which at present form the redeeming feature of the place iJato con. 
gested areas soon to become slums by reason of the inadequate open space 
between buildings. If the Municipality allow these open spaces to be built 
over as the rest of the estate has hitherto been built over, the next genera­
tion of ratepayers will have to undergo the heavy expense of clearing away 
the backs of all these houses on the lines of our Undria Street Scheme. 
They 'will no doubt try like the present generation of ratepayers to shift the 
l1urden on to the general taxpayer; but the longer we citizens of Bombay go' 
on disregarding the effect of bur present bye-laws in creating slums, the less 
justification we have for calling upon the general taxpayer instead of the 
ratepayer to foot the bill. 

Embryo Slums in non-~ongested areas. 

25. I have so far dealt with open spaces in areas that have been closely 
built upon. r may n6w tUrn to a different class of cases, viz., house sites in' 
large open areas with houses dotted about here and there at long intervals. 
Here there is a less pbvious, but none the less serious, process of what must 
ultimately be slum formation going on. Take the case of Mahiln. Here 
the main fault is that there are few roads and no drains and no general plan 
~or development of future roads and drains. The houses are in some parts 
so scattered that the casual observer might attach no importance to the en­
forcement. of building bye-laws. The evils that are being created will not 
be generally recognised until the houses are more congested. But then 
perhaps it will be realised that houses have been allowed to spring up just 
anyhow and anywhere. so that it is impossible to construct many roads with­
out demolishing many houses. Only recently we have,had several cases in 
which the Municipal Engineer warned the Municipality that unless within 
six: months they decided upon certain lines as the lines of certain .roads he 
would have to allow houses blocking those lines to be constructed; and yet, 
;0 little is the mischief that is being done by the random erection of houses 
realised by the Municipality, that in some cases those intervals of ... or 6 
months were allowed to elapse before the Committee to whom the Munici-, 
pality referred the, Engineer's report was, even convened to discuss the 
matter; and now some of those houses are under construction. 

26. One,great trouble in Mahim is that houses' are allowed to be built 
without any better means of access than the 8' passage prescribed hy. the 
Municipal bye-laws i And' too often a street to which this 8' passage gives 
access is a mere waterway or a narrow winding footpath hundreds of yards 
away from the nearest pucca road. 

27. So long ago as' I901. Mr. Harvey recommended that no house 
shou1 d be perlnitted to b,e constructed lluless it ,abutted upon a proper street 



.. least14o~ illl width:. Had,this recommendation' been acceptedj1he'deye!opJ 
me:o.tLOf Mahim' into; a; healthy suburb woula ha'Ve- been! a nIuch 'easiei:<'InlLttet 
than:it:is tooday j and ,the longer the enforcement of this regUlation -is JPost~ 
poned" the more difficult will the problem of making a sanitary suburb of 
Mahim' or any othe\"' quarter become. In 19l4-!5.- 40' neW' buildings were 
erected in Mahim and only 3 of these abut on pucea roads. , 

-1 28. In Mahim t,he,e ar~ coml'arati"ely few cases of hou~es being, built 
,?n ~eig9bouring sites" an~ so the need of co-operation be~wee~ the C?vrners is 
as yet not very obvious. Nev~r,ufel\lSs, therp is a. dang~r in, _al1qwin~ myners 
of small sites to build over nearly the whole of those sites, as they are allowed 
to-day, depending for light and ventilation on lands which are at p1;esent 
9pen but may be Jmilt over"any day., Inmy opinion any site less than,22Q sq. 
yds. in area should be classe.d as a site on which nothing more than a ground 
~oor hOUSE! can be erected, unless the permanent open, spalie required by 
the 63tO rule is, provided on the site itself and not on adjacent sites. 

29. The co-operatl~n between neighbours that is' mainly wanted in 
comparatively oped areas like Mahlm is co.operation in the way' of contribu­
tion of land towards feeder roads connecting the few existing main roads 
with back-lying estates. It is only when the Municipality prohibit bnilding 
away from road~ as Mr. Harvey recemmended in 1901 that the value of suc'h 
co-operation wlll be recognised. When houses abutting origood streets are 
not depreciated by the competition of houses erected just anywhere away 
from streets, land-owners will begin to see that it will pay ,them 'fa. better 
to combine with their neighbours to construct feeder roads of their own 
than to wait for the Municipality, already overburdened 'with the cost of 
im proving existing' roads, to construct new roads' for the benefit of small 
ownera at public expense. 

Demand for improved amenities in the way of roads and open 
spaces a necessary preliminary to supply. 

I 

SQ. ·In course of time, no doubt, as people begin to realise the 
advantage of living in sanitarily developed estates not liable to deterio .. 
ration: by the'creation of slums in the neighbourhood, houses in such estates 
will, fetch better rents 'than' others and owners of open la.nds capable ol 
developme~t into building estates in non-congested areaswi11 be encouraged 
to follow the example of the Improvement Trust, layout tlteir building sites 
in regular lines ~n 'roads in co-operation with their neighbours and prescribe 
on each site lines beyond which building shall not extend. But, I am afraid, 
owners of neighbouring plots will not be encouraged to co-operate for the 
constructi~n of private roads and the preservation of common open spaces 
until builders realise that they cannot dispose of buildings profitably unless 
they are provided with such open spaces. 

31. Take, for example, the Lamington Road plots shown in the model: 
Who ~aD :t»lamo the maD w~o built «In tfose first ,three plots .for building-



over nearly the whole of hisJandj when he was sure that' the more residen; 
tial floor area .in a house he could show to an intending purchaser the bigger 
the price he would be able to squeeze out of him? And who can blame the 
purchaser for jumping at this bait. ,if he knew that he could easily find 
tenants who would not realise the risk of being shut in by new buildings or 
object to having such narrow dark gullies just outside their rooms? 1 hope 
these purchasers will soon repent their bargain, when with the rise in the 
general standard of comfort and the erection of more houses satisfying 
modern sanitary standards, they find that their tenants will leave them or only 
stay on their making a material reduction in the lent. 

32. It is interesting to note that had this estate been laid out ac­
cording to Trust methods, a transfer of only 8% of the plot from the area 
built on to open space would have resulted in every house having all its 
rooms amply lighted and ventilated either from the streets in front or from 
the open space of 580 sq. yds. i. e., little more than one-fourth of the plot. in 
the rear. You will be able to compare the actual with the potential 
development by studying the plans which 1 am now passing round. ( Vide 
Appendix A). 

33. The potential development is not an ideal one for demonstration 
of the Trust's methods, because in the first place the Trust generally choose 
plots entirely surrounded by roads for development. whereas this group of 
plots lies between three roads and on the fourth side are private properties. 
As a matter of fact. a new house has recently been constructed running 
right through the length of this fourth side, thus blocking some of the gullies 
and making the place worse than ever. Further. had this estate belonged 
to the Trust, they would probably have managed to make the feeder roads 
perpendicular to Lamington Road. The potential development has how .. 
ever been suggested on lines as nearly as possible approximating to ~~o~<; of 
the actual development. The main feature distinguishing the potential 
from the actual development is the large common rear open space in the 
former and the absence of the narrow gullies which spoiled the'actual 
,development. An exit from the rear open space is necessary in order to get 
drains out j and this is provided on the less valuable frontage so that none of 
the valuable Lamington Road frontage is lost in the potential as it is in 
the acstual development. 

34. It is perhaps doubtful. seeing that the public have not yet been 
educated up to the higher standards of housing comforts, whether the 
original land-owner would have got more for his land under the P'?tential 
than under the actual development, or whether the builders of the existing 
houses would have sold their houses for more under the potential develop­
ment than under the actual ·development. But there can be no doubt tha~ 
those who purchased the completed houses would have had a better invest­
'm~t under the potential than under the actual development; for the tenants 
are already grumbling at the rents. having regard ~o the- discomforts they 
.' ~ ( f' • 



have to put up \Vith~ and compare their lo't unfavourably witlrtlia:t !o£ the 
tenants. of the large blocks recently built' by the same builder al:. the SOtlth 
end of Hughes Road.' These buildings were put up in accordance with tM 
plans passed by the Trust satisfying the 6jto rule, and their present amenities 
are permanently preserved by the Trust's conditions requiting ceitairi open 
spaces in the rear of the building to be kept permanently free of any structures. 

35- I see no reason why the holders of large open lands 'eapable of 
division into building sites should not follow the Trust's 'methods of estate 
development. In illustration of this, I will pass round, the development 
plan of Scheme 8 Mandvi.Koliwada (Vide Appendix J). The first thing 
that the Trust did after clearing away the old houses they acquired was to 
broaden the existing roads and make some new ones so as to divide the 
estate into several building blod{s each contained within four streets. 
These, blor.ks were then sub~divided into a convenient numb~r of 
bl1ilcling, sites and a building line was laid' down ,in each ,plot ,so 
as to ~make each plot :contribute a certain area of open, space towarc;1s 
a common central dpen spa~e in the 'middle of, the ,block. This 
common rear open space is connected by a service, passage ~ith one of 
tJte roads so as to get the drainage out through a drain under the service 
passage into the drain under the street. In each plot the,rear open space i~ 

paved and drained and the dimensions of the rear open sp~ce ar~ fix~d i~ 
such a way that the distance between any two buildings is always at le,a~t 
equal to half the height of the higher of those two buildings. A ,point f~ 
special notice is that the total rear open space is far more than the minimum 
required by the 6310 rule. If the absolute minimum had been adopted, the. 
common l"ear open space would have been fat too small, having regard to t~e. 
heights b'the surrounding buildings, for satisfactory perflation of air. In one 
blo"ck this perflation is facilitated by' the rule that buildings on the area 

. hatclle'ci I:Ilack may only be eunfined to a ground floor. In the saij1e block, to th:e' %lOrtl} of the service passage is a ground' floor godown. This godown 
is no€ 'l!ghted·i1l..full accordance with the 63tO rille; but that is not nec~ssary 
115 it is not used for human h<!obitation. It is however set back suflici~ntly 
far from. the surrounding buildings to avoid interfering with their lighting 
and ventilation;. so every room in them sa~sfies the 63tO rule. 

36. The model before you shows how in one block privies were ,!;reeted 
In the reat open space. This was in accordance with the earlier rules ot 
the Trust which teade privy blocks an-exception to the rule that no building 
could be erected on the rear open space. These privy blocks do not, as a 
mat~ of fact, obstruct the lighting and ventilation of any of the surround­
ing rooms iused for human habitation so as to reduce them below the 6310 

standard; but they do 'interfere with the perflation of air in the common 
rear open space and there are several rooms which but for th~ privy block& 
would get much more light and air than the 6310 miniIDum permits. The 
Trust recognise the defects iu their earlier development ana they do Dot now· 
allow -even llrivies to encroach- upon the rear open IIpace' excePt in very 



11 

special circuaustances. So a man who takes any Ttust plot; knqws from 
the development plan that even if the adjacent plots are. built OTer there will 
be a certain area in them which will always be an open air, space and he is 
thus secured against depreciation of his building by' such over-sweating of 
neighbouring building sites as, is a common cause of depreciation of house 
property outside Improvement Trust estates. 

37. Before I leave the subject of open lands I must lay stress on one 
point which experience has taught us is very important. Given a building 
block between four roads, the owner or owners should on no account arrange 
for the development of part of the block without having, at any rate, a 
provisional scheme for the whole of the remainder, otherwise one can never 
be sure whether after the developed parI;. is built over it will not be found 
difficult or impossible to develop the remainder so as to malte the open space 
fit in with those reserved in the part first dEiWeloped. In illustration of this 
point I may show the development plan of plots 33-37 in Sandhurst Road 
West. This block originally consisting .. of' 8 plots was leased by one 
man with the idea of ultimately sub-dhidiJg it ,uto different plots and 

'" sub-leasing them as opportunity offered. The original tenant wanted 
to make considerable dIvergences from the Trust's original developmeD"t 
when he sub-let the first few plots and the odds are that he would 
never have been able to work out a satisfactory development of the 
remainder of the plot if the Trust had not compelled him to do so at once i 
and both his original sub-tenants and those who might come forward after. 
wards to buy the other plots would have had no security for the satisfactory 
development of the plots yet to be built OD. The lessee finds it necessary to 
alter the sanctioned development nearly every time he sub-lets a new plot; 
but on each occasion he has to obtain the Trust's sanction fol' the new 
development of the whole block; and the Trust will not sanction' ;r :lew 
development if it involves any reduction of the general amEiPitie~' ~f the 
estate. 

38, I wish I could persuade all people who are looking out for new 
liouse sites to build on or for new houses to refuse to' take any except in 
estates protected against depreciation by development on the lines adopted 
by the Trust. I should then be more hopeful of co-operation between owners 
of adjoining building sites or building estates and less apprehensive of the 
formation of slums in open areas in which I see building operations started. 

39. I have now finished what I have to say about open lands; on the 
17th instant I will give the 2nd part of my lecture which will deal with the 
difficult subject of co.operation between neighbours as It possible means Of 
remedying slum conditions in areas already built over. I shall take as my 
text the Undria Street Scheme and would invite my audience to study the 
model and plan in this office or better stin visit the site itself beforehand in 
order to get an idea of the improvements which have been already effected. 
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(Appendix. B). 
(REFE.RRED TO IN PARA 23). 

GROUND PLAN OF BUILDiNG ESTATE SHOWING 

~9 BUILDING SITES AUCTIONED IN DECEMBER 1909. 
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Appendix C. ( Referred to in para 23. ) Pl:o!o No. I. 

Part of a newly developed building estate at Love Lane. Mazagaon. A narrow gully between two new 
Qouses blocked by another new house built across the end of it. The gully is made just sufficiently broad 
to allow surface drains for sullage and rainwater to be run through it. On the Trust's estate~such gullies are 
!lOt allowed: on road frontages there is either continuous building or space at least loft. broad aad seldom 
less than 20ft. broad hetween houses: draipage is taken out at the backs of houses through a rear open space 
\«:ommon to a whole group of houses and thence under a service pa~ge at least lOft. broad into the main strE"~~--' 



Appen<lix D. (Referred to in para 23·) Photo NO.2. 

Vacant house site shortly to be built upon behind houses shown in Photo No.1. Surrounding houses built up to within a few feet of this site with very narrow 
• gullies between them. The low building in the background is a ground flo or stable on which upper storey~ arc being constructed with a blank wall within 2[1. of 

the ':lndowlI of the next building which hitherto got good light and ventilation over the top of the stable. The windows abutting on the site yet to be built on will 
DrOllablv be .Imllarlv obltructed bv ~he Nall!! . .,f new buildi 111l~ wlt hi 11. a. few. f~(!u!f .tb.(~ !JL 



Apl,endix E. ( Referred to in para 23. ) Photo NO.3. 

Nearer view of stable shown in Photo No,2, showing end of new upper wall blocking windows on the right. The wallistobe built up so as to block the~ingows_ . . '- - .. -



,,,""I,endlx F. (Referred to in para 23-) Photo NO.4. 

. Anol1wI" hitc yet to he built on in the group of houses shown in Photos 1,2 and J. Characteristics as in No.2; most of the rooms in surrounding houses will 
~k"\fi.x.·d ·]f "wId !it·bl ;!lul XI'Q1il.a!iln wlJl']l lh., "ill' i~ hl!ilt~l1 Narr~J!ullv betwee n I!rDltnd Hom 1111ildin1! and ;"li;Ic.:{'J1.l-'J!lllS.~ i-'t!hKq~.!1t r\, .. _Sc.rcen C[crJctl 



Appendix G. (Referred to in para 24.) Photo No. S. 

Backs of new houses in newly developed estates oft' Girgaum Road. all within 2ft. of rear compound wall with far too narrow gullies between them. Open 
plot In foreground yet to be built on. The new houses on it will block out light and air from rear rooms of houses shown in the photo and will probably also block 
the lIide gullies. A I>pacc of 20ft. t>hould be Idt free uf build ings alung the rear cumpuund wall tu prevent ucpre<.:iation uf the existing huuses. But uneler existing 
M.unj~ipa1J~y.law8 the new buildinR will probably be constructed on the same lines at; those shown in the photo and will extend to within 2ft. of the _r~aLCQ~ 



Appendix H. - -( Referred to'in-para 24·) Photo No.6, 

Nearer view of the houses on the right of Photo No. S. showing the narrowness of the rear open space between the existing back to back houses. On the 



Appendix I. (Referred to in para 24. ) Photo No. ,. 

Part of new house and the vacant plot opposite to the open space shown in Photo No.6. The house yet to be built on the vacant olot will orobablv he of the_ 
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PAR'l'II.-ESTABLISHED SLUMS. 

, In ~he ~l'st part, of this lecture delivered a fortnigh,t agQ I tried to show the 

advautages of cooperation between Deighboul'~ in developing new building 

estates and I also dealt with gl'owing slums and showed how they might be 

saved from becoming very much worse than they are now, if arrangements wel'e 

made by which the owners of adjacent lands as yet not built Oll would keep a 

,certain margin adjacent to the existing buildings as a permaJ?-ently open space. 

2. To-day I propose to deal with established slums, by which I mean 

areas so closely covered with buildings that they are not reclaimable from slum 

conditions except by demolition of entire buildings or parts of buildings with a 

view to forming open spaces for the lighting an4 ventilation of the buildings 

that are left standing. 

S. It is perhaps rather a straining of language to describe this as 

develo~ment of building estates. It should rather be described as conversion 

of slwDs ~nto sanitary areas. 

SWEATING OF B.UILDING SITES~ 

4; The root of the slum evil in Bombay is the sweating ofbuildiog sites i.e., 
unduly overcrowding them with buildings occupying ·not onl! too large a 

proportion of the area of the site but also too large a proportion of the cubic 

contents oUhe air spaC1;l above it. 

5. There are some slum areas in Bombay, 6.g. Zaoba Wadi. which beat 

me entirely. I can suggest no method of dealing with them short of wholesale 

demolition ex.cept the not altogether satisfactory method of demolishing a house 

here and a house there for the'better lighting and ventilation of the remainder; 

and I shall be only too glad if at the discussion of this paper to be held a 
I 

fortnight hence any of my audience will make thtir own sugg~ions. 

THE UNDRIA STREET TYPE OF SLUM. 

6. This evening, however, I wish to devote most of my time to' a type of 

slum found ove\- lit very considerable pOrtion of the congested area of Bombay.­

the one type which. I believe,-can be thoroughly reclaimed without a prohibi­

tive call upon the public purse. 

7. A slum of this type is now being experimentally.treated in the Trust's 

Undria Street Scheme of which a model ahown in the recent Bombay Town 

Planning Exhibition is before you. It is well described in :the following 

quotation from one of Mr. Kissan's notes:- • 
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ciThere are in Bombay large at'eas covered with the foul slums which 

caUed into existence the City Improvement Trust. 'It is not 

uncommon to find a continuous area of buildings e.ach 'O?cupying 

practically the whole site on which it stands. Each building may 

be surrounded almost entirely by a dark, narrow gully which, in 

the absence of any possibility of installing a pr~per' drai~age 
system, is an open drain containing the waste water used for 

domestic purposes, and defiled also with urine, wi~h excreta 

overflowing from the privy baskets, and with all kinds· of refuse 

thro~n out of windows. Except for some sm:1.ll dirty interior 

chauks, these gullies may constitute the only access of light and 

ail'to the J,:ooms in the buildings. Most of the rooms have 
obviously no proper supply of light and air and many of them are 

dark hovels which no breath of fresh air ever reaches. Often 

such small windows as look out o~ the nal'row passage 'cannot be 

opened at all because of the foulness of the gullies and because 

of the fear that rubbish .and filth thrown out of windows will 

enter the rooms. But lack of light and air is by no means the 

only fau~t of such dwellings. There is also the very imperfect 

drainage which results from the crowded nature of the sites, and 

the dampness of soil d!le to this insufficient drainage and other 

causes. Dwelling rooms are too small and too low. Yards and 

compounds are: not decently paved. Proper arrangements for 

disposal of refuse are absent." 

8. Ground plans of slums of this type were appended to each of the three 

lectures I gave in 1912, 1913 and 1914. A better idea of the nature of 'such 

slums can be got from the mo~el before you; but nothing ShOl't of a prolonged 

inspection of all the dark nooks and corners of these dreadful slums can give the 

inquirer a proper idea of the ~wful conditions u?der which their wretched 

inhabitants have to live. 

GRADU AL GROWTH OF SLUMS TRACED OUT. 
9. I propose, as in the case of the growing slums wit.h which I dealt in the 

first part of my lecture, to tl'ace out the process by which these slulDs have 

become what they are; and for this purpose I have prepared a set of diagrams 

( Appendix A) dealing with a 'hypothetical case of two back to back houses 

separated by a 3ft. sweeper's gnlly and facing two parallel roads. . . 
10. In the Undria Street Scheme we ha~e found cIeal' indicatiOllS £ram 



the-structure of some of the houses that the process indicated in the diagram 

has actually taken place. 

11. The Undria Street- Scheme lies in that area called "New Town" 

which I described in my previous lectu~es. It was laid out by Government in 

the begi~ning of the 19th century to accommodate a part of the population 

evicted for military reasons from houses that lay within 800 yards of the fort 

walls; and, as many of the evicted persons were quite poor, we inay weI 

suppose that in some cases the first houses erec~ed were as shown in the first 

line of the diagram. Government appal-ently I'equired the people to take .up 

the land in regular rectangles running from the central sweeper's .passage to 

the road on either side, but made no condition as to the minimum width of 

frontage to be taken or the proportion of the rectangl~ to be kept free of 

building. Consequently, the poorest of the people took up extremely narrow 

plots, as little as 7 or 10ft. broad. 

12. Perhaps, as shown in the first line of the diagram, the o,wners of the 

two hou~es shown, let us can th~m A a\ld B, had, to begin with, a little open 

space between the street and the house. Privies were built at the bottom 

of the bac~ compound. right on the sweeper's gully. 

13. Some years later both houses were enlarged as sllown in the second 

line. B retained his front compound ,and A put an "ota" first and then perhaps 

a weather shade supported on posts and subsequently a pukka oovered verandah 

and in the re~r he erected an extra room by the same kind of lean-to arrange. 

ment. 

14. A few years later these ~<?uses _ ~~!1d ~_ richel' oWJ;lers aud both 

were enlarged as shown in line 3. 

15. Later on. A found it convenient to add a. storey to his pl'ivy block and 

B having already extended his house as far baok as was possible, so that the 

upwal'<l direction was the only one in whioh he could extend it, lIdded a new 

upper storey . ., , - . 
16. In course of time tile demand for acoommodation and, oonsequently, 

l'ents steadily increased in the -neighboUl'hood in spite of the growth of insanitary 

oonditions due io the extension of houses upwards and outwards, the reduotion of 

the air space and the inoreased use of privies; so A, seeing how B had profited 

hy extending his house, reconstructed his own bouse, adding a new storey to 

it.- Both sites had now become thoroughly conges~ and insanitary; and if the 

tenanta hac! not. been tied down by custom to enduring these conditions and 



remaining in the places in which their' fathers had lived, they -would .have 

sought. healthiel' accommodation elsewhere. But as they did not,rents "Still 
remained at a high pitch in spite of plague; and encouraged by these high rents, 

some of the owners, in spite of the expense to which they were put by being 

required to cut out one set of rooms in each house to form a chauk under the 

Epidemic Diseases .Act, actually took the oppol'tunity to add even a third upper 

storey which made congestion WOl'st congested and brought things to the pass 
they have now reached. . 

HOW TO RECLAIM SLUMS OF THE UNDRIA STREET TYPE. 

17. ~ow I suggest that the reasonable remedy for the insanitary condi­

tions which these house-owners have bl'ought UllOl1 themselves is to require them 

to undo the congestion which they have createa ana clear away buildings from, 

say, one-third of each site. 

18. It is obvious that if the greatest good of the greatest number has to 

be held in view the best way to do this' is not f9r each man to make a 

clearing just anywhere for his own benefit but for each man to clear away some 

spac~ in the real' of his 'house as a contribution towards a common open space 

running the whole length of these bac~ to back rows of houses; and this is 

whatis being done in Undria Street and can be -done over a considerable 

proportion of the congested area in the heart of Bombay City. 

19. In the Undria Street Scheme a large number of houses had to be 

demolished because they were found to be rickety and constructed with- bad 

materials; but it has been feasible to leave all the well constructed houses 

standing, and there has been no difficulty in .making aU their rooms comply 

with the 63f l'ule. 

20. All the houses are being cut back so that thel'e is an open space 20ft 

broad between the backs of opposite houses. On either side of this space the 

height of the houses is limited to 40 ft. so' that all real' rooms satisfy the 631" 

rule. The horrible side gullies between houses are being abolished; privies are 

being converted into W. Cs. connected with a sewer running down the centre of 

the 20' space; s~llage water instead of fouling the narrow spaces between houses 

is taken underground into these sewel'S; the ,central passage is being sloped and 

tarred so that rain water may run oft'it into the storm water drains along the 

streets. This central passage will serve as a safe play-ground for children who 

now Lave no play-ground but the street. 



21. This work is still in progress i and it 'is interesting' to see the backs 

of houses being gradually taken down and . to note 'the' improvement- effected 

thereby. Within a year the whole character of this area will have been 

oompletely changed and, I am sure, the residents of neighbouring sluiIls will 
want us to come and do similar work there. 

'22. Some one may well ask why not carryon this good work and ext~nd 
this method of imp~ovement to the neighboudng slums 1 Well, if the Trust had 

unlimited funds at their disposal, I am sure, they would be glad to do so; but 

the trouble is that this wQrk is very expensive and involves considerable delay. 

HOW TO REDUCE COST OF SLUM IMPROVE~IENTS 

23. The cost of the Ulldria Street Scheme works ~lUt to ]-s lakhs per 

acre i and the public purse can never stand such a strain. as this system 
demands, if it is to be applied to the whole of the Bombay slums, the area of 

which is already well over a thonsand acres and is annually extending by 
reason of the inadequacy of the control which the existi~g law and by-laws 

give the Municipality over building operations and estate development. 

24. As the law now stands, the Trust can be compelled to acquire the 

,whole of a house if they propose to acquire any part of it ; and it is the cost of 

acquil'ing whole houses that makes these schemes so expensive. 

25. There userl to be the same difficulty iq England; and it was' met by 
an amendment of the Housing of the W ol'king Classes Act em}>?wering the 
Local Authority to acquire parts of houses which is what we want to be able 
to do here. 

'26. We also want to be able like Local Authorities in England to levy 

contributions fl'om ownel'$ of houses towards the cost of the creation of open 

spaces by which those houses benefit. 

27. Many people dread the, advent of a Trust scheme because it will 

involve the acquisition of their property by the Trust; but the Trust would be 

only too glad to do without such acquisition. Their work in schemes of the 

Undria Street Scheme type would go on much faster, if they could be saved 

from the delay that acquisition proceedings involve; and they have another 

reason for not wanting to acquire houses, especially old houses, and that is that 
they have learnt by experience that houses which are apparently sound and 

for which consequently they have to pay very high wmpensation on the basis 

of the rents actually recei~ed prove when the time for alterations or repau'S 



comes to be very unsound, so that in many instances it does not pay to repair 

them and they have to be demolished. 

28. In the Undria Street Scheme cost of acquisition works out to over 

5 lakhs whereas the cost of works-demolishing the backs of houses, laying a 

sewer, substituting W. Cs. for privies, constructing and tarring the centl'al 

service passage, erecting new real' walls for houses and so on-comes to less 

than half a lakh. Of course, the Trust gets some return upon what they pay 

for the houses which they do not have to demolish after acquisition by improv­

ing them and leasing or selling them; but they would much rather be free of 

the responsibility of managing, so much house property and so be able to devote 

all their energies to the comparatively small engineering works which consti­

tute the backbone of their improvement schemes. 

29. I suggest then that tho problem how to reduce the cost of slum 

improvement operations so as to minimise the strain they put upon the public 

purse, can be solved in the case of the type of slum we are now considering by 

the co-operation of the slum· owners with the Improvement Trust. 

30. To quote again from Mr. Kissan's note" It has been argued that to 
insist upon the co-operation of slllm-o~vners means spoliation and that house­

owners ought not to be singled out to bear the brunt of town improvement 

But 'on the otlier hand it must not be overlooked that it is often true that these 

insanitary rooms are due to the fact that the land has been unduly crowded 

with buiidings and has thus enabled the owner to reap a rich harvest from hi!! 

property. It may be said that he bas in numerous instances had plenty of 

time to write off all the capit~l expenditure incurred by him on land and 

building and that on sound business principles he would have done so long 

ago. What happens is that some owners get every rupee they can out of their 

property and put nothing in. In other words, they live on their capital and 

are speculators in human misery. Moreover, to depreciate the market value 

of insanitary property is surely better and wiser than the alternative of depre­

ciating our national human assets, the tenants." 

31. ' After aU, if there were no Municipality, the slum-owners would find 

~hemselves compelled in theil' own interests, if they wanted to retain their 

tenants, to improve their houses for themselves at their own cost; and there 

al·e not a few people Who think they should be left to do so now. 
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SUBSIDIES FRoM: THE PUBLIC PURSE TOWARDS IMPROVE­

MENT OF SLUMS BY SLUM-OWNERS. 

'32. In England the whole cost of improvements would be put upon -the 

slum-owners; and even in Bombay under the Epidei'nio Diseases Act a great. 

many improvements in hOllses were' actually carried out ~t the expense of 

owners. Unfortunately, most of the work done under that Aot was dh'eoted' 

towards the improvement of each particular house and the idea of making eaoh. 

house contribute towards some work which would benefit a whole group of 

houses like the clearing of a common rear open space does not seem to have 

occurred to anybody. 

33. Now that we propose to do such work, is there any justifioation for 

sucb a complete change of policy as to transfer the whole bUl·den from. the 

private owner to the public purse t The difficulty to my mind is to find justi­

fication for putting any part of the cost upon the public purse. But, I think, 

a case can be made out for a contribution from public funds on the ground that 

the sweating of.building sites which is at the root of the evil has gone on with 

the acquiescence, as it were, of the Municipality and that the" improvements iIi 

view will, when taken over large arMs inhabited by the poorer classes, effect a 
substantial improvement in the public health. 

, 34. The question still remains in what proportion should the public purse 

and the private owners contribute to the cost of the work; and my suggestion 

is that in schemes like the Undria Street Scheme- the clearance of the 20 ft. 

sb'ip and the conversion of the privy system into the W, C. system should be 

done at public ef[pense and all the rest of the work necessary to make every 

inhabited room in every house comply with the 63!" rule should be done at the 

cost of the several house-owners. 

- 35. I am Dot at all SU1'e that. champions of the publio pw'Se won't say 

that the proposal to relieve the ownel'S of the cost of converting the privy 

system into the W. C, system is too liberal; for I believe that it is within the 

competenoe of 'the Municipal Commissioner to effect such 1\ conversion at 

the cost of the house-owners wherever he thinks that the present drainage is 

unsatisfactory. But I can find a plea for the house-owner on the ground that 

in recent years the cost of improving the over-ground drainage in many slums 

of the type under consideration has been recovered from house-owners and it 

W Guld therefore be unfair to so soon put upon them the cost of further implove­

mint 
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HOW TO TREAT THE 20' REAR OPEN SPACE. 

36. An idea of the "general eHect of converting the sweepers' gully into a 

20-foot rear op~n space can be got fl'om line 6 of the cross section. In the 

particular case depicted only the existing 'privies have to be cut away, as the 

backs of the main buildings are already 20' apart and the buildings do not 

exceed 40' in height. The Trust will have to construct water closets and 

washing places somewhere in the main buildings and if these buildings were not 

too deep to contain on each floor only 2 rooms, one lighted from the b:lck and 

one from the front, then the owner would not have to spend anything on 

alteration of the building;;; and in such a case I think he should give up his share 

of the 20' paSSi\ge gratis. In most cases however there will be 4 or 5 rooms 

between the rear open space and the road, and the interior rooms will not be 

fit for human habitation according to the 63f light and ventilation standard 

unless the space in front of them is cleal' of buildings. It should in such cases 

I think be Ollen to the owners interested to call upon t.he Trust to include the 

clearance of side open spaces in their scheme; but the whole of the cost of such 
clearance should be recoverable from the owners of properties benefited either 

in a lump sum or in the shape of annual rents. 

37. A question has arisen as to what part of the 20-foot rear open space 
should be included in privat.e holdings. It was at first proposed that the 

centrallO' should be walled off as a service passage, the sewer running under it. 

and 5 feet on either side should be included in private holrlings but should of 

course never be built upon. An alternative proposal was to make the whole 

20' space a public open space with houses abutting directly' on to it so as to 

save the eost of side walls and to provide the child1"en of the neighbourhood 

with a place in which they could safely play" within easy hail of their house" 
instead of playing in streets as they do now at the risk of injury froo:\ carriage 

traffic. Some owners objected to this plan on the ground that they wanted a 

5' spaee in order to secure greater privacy fOL' their ground-floor rooms, while 

on the other hand it was suggested that if this were allowed the small 5' space 

would be used as a rubbish shoot and would never be kept clean. It was 

admitted that in the absence of such 5' spaces rubbish would probably be thrown 

into the 20' rear open space; but it was pointed out that it would be as easy 

to keep a 20' space as a 10' space regularly cleaned up and it was represented 
that this regular cleaning up by the Municipality or the Trust would from the 

point of view of public health be far more satisfactory than leaving it to private 
owners. In the Undria Street scheme a cOlllpromise has heeu ellecte<l; on: the 



North the 5' strip has been inoluded in private holdi11:~ ;~n the Southi~ iI(I to. 

be absorbed into the oommon passage whioh will thus be 15' broad. The Trust 

wiD. judge by experience which is the better system and will make their future 

service passages 10' or 20' broad accordingly. I should be glad of the opinion 

of any of my audience 011 this point. 

OCCASIONAL NECESSITY OF SIDE OPEN SPACES IN ADDITION 
TO REAR OPEN SPACES. 

38; I have on the table models of 2 houses, cases Nos. 9 and 10, in 

Undria. Street whioh the Trust acquired and then altered so as to make every 

room uOlnply with the 6Sr rule. The nature of the alterations made can 'b~ 
Seen from a comparison onhe'model of the odginal house with that of the 

altered bouse. It will be seen that in both these cases a portion of the main 

building bad to be cut off in clearing tbe 20' space and in botb cases the 

altel'ations involved the oleat'ance of side spaces outside the 20' rear open spaoe. 

It happened that the houses on either side were dangerously rickety and there­

fore their demolition was inevitable in any oase. Both these sites have been 

disposed of on the oondition that t~e new bnilding should extend onl1 30' from 

the road and the easements of light and air ovel' the remainder of the site 

should be conce4ed to the adjaoent houses. If the Trust had been empowered 

to aoquire only so much of oases Nos. ,9 and 10 as was required for inolusion 

in the 20' l'ear open spaoe the owners of those houses would· have had to bal'gain' 

with the 'Owners of the houses North and South of them respectively to get 

these side open spaces cleared and I dm.'e say. they would have found it' 

impossible to eome to terms. ,If they could not get these spaoes cleared, some' 

o( their rooms would have been olosed as unfit for human habitation and they: 

would have had to consider whether it would pay them better to leave these; 

rooms closed or to &ik the Trust to &cquire the adjacent properties, to 01ear the· 

necesSary side .open spaces and distribute a portion of the oost of the whole 
opeJ:ation between the 3 properties benefited thereby. 

39. Somet further instanoes of tlie neoessity of clearing these side space! 

are shown 011 diagrams 2 and S whioh give the elevations and ground plans or 

houses adjacent. to house A in diagram No. 1. 

These diagrams are devised to illustrate, as from another point of view is 
Ulustrated by the oross sections in diagram. 1, the effect of the gradual 

covering of open spaces with buildings and the nature of the alte~tions elleoted 

by schemes of the Unlhia Street type in rest.ori11g au adequate 'proportiou of . 
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open space ~ area built on and at the same ti~e-. al?oliehing . th~se horrib~e 2' 

or 3' gullies between houses. 

(I) NECESSITY OF CHECKING THE SWEATING m' BUILDING SITES 

IN TllE INTERESTS OF THE SLUM DWELLER. 

40. I think I have now given you as full a description as time permits of 

the U ndria Street system of slum improvement; and you will have I . hope suf-' 

ficient material 011 which.to reflect in con$idering befol'e the 31st instant, when 

we wil~ ~~et to discuss this paper, how far this system or any modifica.tion of it 

can be applied witll advantage to any particuhr slums ill which Y<lll are intel'est­

ed; but before I conclude I wish to dl'aW your a~tention to a very .important 

point which is well illustrated by my diagl'allls fliz., the pernicious effect of the 

sweating of building sites and the w'gent necessity of putting a stop to it in the 

interests of 

i, the slum dwellers, 

ii, the slum owners, 

iii. th,e public health, and 

iv. the public purse. 

41. As regards the slum dweller it surely lleeds only a glance at these 

diagrams to see how conditions of life for him are made worse and worse with 

the advance of this sweating of building sites. With each extension of a house 

upwards or outwards the lack of light and air in the lowest rooms becomes more 

pronounced. On the top floor of a house newly raised above its neighbours, 

conditions will for a time be excellent, until the neighbours build up to tlte 

same height and block out the light and air which has been filched from over 

their sites: and similarly back rooms in the early stages of eXtension backwards 

enjoy advantages over side rooms until they get too near the privies and the 

neighbours also extend; bnt with every extension backwards what were back 

rooms previously become interior rooms which ca~ only be lighted and venti­

lated from foul side gullies 01' from the inadequate chauks cut out in p~gue 
time under the Epidemic Diseases Act. 

42. But it is not only by diminishil)g the supply of light 'and air to indivi­

dual rooms and by all the consequent evils that sweating of building sites harms 

the slum dweller; it also results,in bringing more people to reside in a given 

cubic l\ir space, and harm results from too many people breathing the same air. 

Further it inCl.'eases the amount of l'ubbish and refUli6 to be .c:1isposed of on .. the .... . ..' ~ ...... - . ~ .. . 
. ,-
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site; and we know. that tha- ingra~ned habits of the' sl\lm·dweller-lead him, . while. 

he generally keeps, his own partioular room olean; to -tMow rubbish and in. 

partioular kitohe!l remnants out of the window into the nearest gully where it 

blooks the o~n d~ains and, ferme~ts in the sullage water !!tagnating there. 

These gullies are supposed to be cleaned and chokes in drains cleared twice a 
day: but with increase of, buildings and population on each particular site the­

task has beoome a hopelessly difficult one and is seldom attempted more than 

once a day. The inhabitants of the. lower ,floors abutting on narrow gullies­

have to keep their windows shut for fear of refuse thrown from upstair windowS 

falling into their rooms, a new risk which didn't exist when. the buildings were' 

ground floor buildings but beoomes more and more serious with the addition of 

eaoh new storey. 

. 43. Turn to the still more unsavoury subject of disposal of nigbt-soil-I 

makE! no apology: for we citizens have got to face these things-does n't it make 

~s sbudder to think of the details of that horrible basket privy system, under 

which 6XC1'eta which ought never to be left above ground, but should be prompt­

ly co. rried underground far from hUlI!an habitation, are left' for 24 hours' and 

more within a few yards of POOl' peoples' dwelling places ?-That system might 

have been tolerable iu the early stages of my typical development when the 

privies were at the end of the oompound a~d ~he wretohed s~e~pe~ wh~e 10' 
it is to clean them did not have to pass cloSe to livi~g roo:m windows when, 

carrying the night-soil away, There was,less harm' in th~ system when ,the I 

population 'was half what i~ is now; 'the~e was probably muc4 less overflo~ r 
from'privy baskets into th~ oPen s~llage gutters then th~n now; 'but with /lvel;)' 

extension of a house upwards o~ outwards there is extl'a ~ork put u.;on ~ 
swe~pers and drains, and privies. and th,e lot' of ~ll ,the .sl~~ dwellers, 'exce~~'l 
those who are lucky enough to live in f!'Ont, r<?om!l overlooking streets become~ , 
more and more miserable and precarious. -

, ~~. I 

(I~JNTERESTS OF THE SLUM OWNER. 

44. I think i have said e~~ugh i~ 8ho~ Ute urgent n:messity of putting .. 
a stop to the sweating of building sites in the interests of the slum-dweller. It 

is not so obvious that thel'e is such a necessity in the interests of the slum· 

owner. It may at first appear that every increase in rentable floor area means 

an inorease in rents and therefore in profit.; for the slum-owner; I am afraid it 

is true that l\ good many sl~wners have had this fJSOal pi-ofit in view rJther 

than the interests.of their ~ta when they have added new storeys to their-
, . 
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buildings and, undoubtedly, so long as they Cltn keep their rooms full Rnd their' 

old tenants stick to them and bring them new tenants from their friends 

upcountry in spite of the deterioration of their surroundings and the risk, which 

they are too ignorant to appreciate, of getting such diseases as tubercnlosis 

themselves and taking it home to their npcountry villages, so long, the 

slum-owners' profits will continue to increase. But this increase cannot go on 

~hdefinitely. A point must at length be reached at which the over-sweating' 

of the land causes such intensificatioh of slum evils that the local authority must 

step in and veto the occnpation of the worst rooms even if the tenants have not 

the'mselves suffered so much from their surroundings as to be forced to seek 

other quartOl's in more healthy surroundingi!. In this way a selfish slum-owner 

who has pushed on with the extension of his own building reg:U'dless C1f 'the~ 
effect on his neighbours and has thu;; encouraged his neighbours to follow the 

same course will ultimately be hoisted on his own petard and find it impossible 

to get tenants to maintain his old profits or sell his, property. If things have 

gone so far that he ca.nnot make his property sanitary without great expense, he 

will naturally clamour for the Improvement Trust to acquire the whole of 

the slum 01' will ask for a substantial contribution from the public purse to 

enable him to improve his property. 

45. The mortgagee who has advanced money for alterations on tlie 

assumption that the rents will be maintained at a high pitch fOl' many years to 

come will likewise, when he finds rents are falling and with them the value of 

the property, be anxious to get his money back and therefore very much in 

favour of the acquisition of the slums by the Improvement Trust; and the 

genel'al result may be that these demands on the Improvement Trust may in 

the aggt:egate be far more than tbe Tl'ust can afford to meet. It may therefore 

be necessary etJen in tlte interestll Q/ elte ilium-owner to put a. stop to the sweat­

ing of building sites before a stage is reached at which the slums begin to be­
come depreciated, and I would strongly advise slum,ownet's who see the risk of 

this happening in the neal' future in a.reas in which they are interested to 

urge the Municipality to adopt the suggestion I made in my 1914 lecture entitled 

"How to check the growth of insanitary conditions in the Bombay City" that no 

addition to buildings shall be allowed unless the whole building is altered so as 

to satisfy the requirements of new bye-laws enforcing the 6ar standard of 

light and ventilation. 
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(1/1)-lN ~HB ·IN.T!lftESTS· OF THE: ..1JUBLIC, ,HEALTH. 

46. N ext asre~ards the publio ,l1ealth: i ne~d h~rdty go, Qv~r, aga.iu. the, 

points which I brought. to your notice in showing th~ Ufgent.nepessity of putting, 

a st~p to the sweating, of b~Uding sites in the intereSts of slum.d~ellets. WIiat, 

is in the interests o{alarge agglomeration of slum-dwllIlers is o~v~ously in th~ 
interests ofpubli<1 health. We cannot expect a, clean ,bill, of 1Iealtn for ,the, 

~ity Or any approach to 'th~ sta~dards which have been reached in Western­

cities under proper sanitary control so long as we, allow new, slums .'to spling. 

up as fast a~ we destroy old' ~nes; and this is wh~t, as, I have been, trying to, 

show in this Belies of lectures, is happening all over Bombay for want. of a 

check on the sweating of buiiding sites before a point is reached at which ·'the 

Proportion of open land'to land built upon be~omes dangerously small. 

(lV)-,IN: THE 'INTERESTS OF'TH!I PUBLic PURSE., 

47. , Final~y as to ,the puJ:?Iio, purse a sb,'anger, to"Bombay and its problems 

and its law of compulsory, acquisition might on hearing this lecture well exclaim 

"Why on .earth don:t you buy up and demoIi$ all these slums 1" The answer is 

because the cost has already in the 14 years that have elapsed since Mr. Harvey 

first raised a warning voice as to the necessity of securing more complete 

Municipal control over building operatipns an4 development of building estates, 

become prohibitive mainly by ~eason of the &weating of buildiug sites which hali 

in spite of his warning beel1 allow~d to ,continue all tbes~ years; and thlit· until 

this is cbecked the onl;y,~~e.c~ of buying 1,lp Que slum will be. to Cl'eate another 

~ the vioinity. ' 

48. A. glance at the diagrams will show that the application of the 6S! ~ 
rule in the earlier stages of slum deveiopment though it mi~ht' indeed' ha.ve' 

1 

reduced the temporary earnings of slum. owners would have saved many' areas 

from becomi~g slums an~ consequently maDY pl'operties therein from becomin~ 
depreciated. 

f 
49. Now"however, a stage has been reached in which it would, in my 

opinion. be wasting publio money to buy up the, slums wholesale under the' law 

as it now stands. It is easy to see from these diagrams ·how rents increase 

with the, sweating of the land. It is easy also to see how in an early stage of 

growing congestion we might have bought up the slums at a comparatively low' 

~t and retain~ 1110st of the houses without alterations while there was ~ 
adequate open space ,around them. But as congestion goes on increasini the . 



stage iii tooehed ,beyon:d which if the 'rl'Ust aoqu}re the slums' they lllUst' demo­

lish a great many building~ or parts of buildings in or~er to create suffi?ient 

open space for lighting and ventilation of the remainder. It is here that the 

expense begins to become prohibitive, because the Trust will have to pay com­

pensation on the basis of existing rents and cannot fully 'recoup themselves ,by 

re!lting houses after large parts of them have been demolished because tlie rent~ 
able area is thereby reduced. If they had to pay compensation only on the 

basis of the rentable areas that would be left after the necessary alterations~ liad, 

been made they would have to face only the cost of demolition, making service 

passages and laying sewers etc., and that I am sure the Trust would chee~fully 
face: Indeed that will be the effect of the adoption of the methods of Part iI, 
of the Housing of the Working Classes Act which I have proposed. 

50. The present law, however, docs not allow the Trust to pay compensa­

tion on the basis of the rents they can obtain after the alterations they consider 

necessary for the reclamation of the slums. The law requires the' Ttust, to 

acquire not any part it likes but the whole of a notified house: and to pay' the 

owner compensation based on the rental value of the whole house at the time'o! 

d,eclaration. In the advanced stages of congestion rentals I'JUg/tt to be declin­

ing ;. and so they would, if the standard of comfort of the tenants were higher, 

il there were sanitary tenements equally conveniently situated for the tena~ts as 

regal'ds their work to whioh they could migrate without paying enhanoed rents, 

and if they were inteIJigent enough to understand that the inconvenience ot 
living at a distance from their work i!;: as..nothing to the danger of Uvin~ in 
foul slums near their work. Well, we all know as regards all these "ifi'-that' 
things are not as they should be and that consequently it is jlli!t w~en things 

have reached their worst tbat slum rentals and profits al'e highest. ,It will, be; 

some years after that stage is reached before the tenantS will of their ow~ 

accol'd vacate their bad rooms, unless they are forced to do so ~y the l~ 

authurity ill the fnterests of public health.' It is JuSt when this stag~ is re~h~d, 
that farseeing landlords, realising the depreciation to come, will be most anxious 

for the Trust to acquire their slums; and it is therefore just at this stage when 

the Trust in the interests of the public purse shQuld resist their importunities. 

In my opinioll.,the '1;'rust should, at this stage, go- nQ further than to devise' 

schemes by which slum-owners will retain their properties; the Trust should do 

for them a part ~f ~ge work necessary to restore that property to tha compara­

tivery sanitary 'colldit~\Jn in which it was before the owners in pursuit of their 
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own private profits and ignoring the needs ofpublicnealtli started to over-sweat 

their building sites. 

51. If slum-owners do not avail themselves of the Trust's offers of help, 

the depreciation of their slums must inevitably set in in the near future and 

ultimately it will be possible to acquire the slums without great loss to the 

public purse. But meanwhile I can only repeat my emphatic opinion that it is 

the bounden duty of the Local Authority to alter the law and by-laws so as 

to stop the further sweating of building sites beyond the stage marked down by 
the 6Sf standard of lighting and ventilation; and this not only in the 

interests of the slum-dwellers but in the interests of the slum-owners, the 

interests of public health, and the,interests of the public purse. 
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MINU'l'ES OF APPOINTMENT. 

I hereby appoint--

The Right Honourable J. HERBERT LE\\<IS, M.P., 
Sir RANDOLF L. BAKER, Bt., M.P., 
A. E. COLLINS, Esq., 
The Honourable EUSTACE FIENIiES, M.P., 
E. J. GOWEN, Esq., 
E. V HILEY, Esq., 
W. T JERRED, Esq., C.B., 
F. R. HARDING NEWMAN, Esq., 
J. POINTER, Esq., M.P., 
W. T. POSTLETHWAITE, Esq., 
RAYMOND UN\\lN, Esq., and 
HENRY VIVIAN, Esq., 

10 be a Committee to consider the control at present exercIsed in England and Wales over the 
erection of buildIngs and tl1e construction of streets by means of byelaws and local regulations, 
and theIr effect upon bUIlding and develop~ent, and to make recommendations. 

I further appomt the Right Honourable J. Herbert Lewis to be Chairman, and A. N. C. 
:?helley, Esq., of the Local Government Board, to be Secretary to the said Comrmttee. 

(Signed) HERBERT SAMUEL, 
President of the Local Government Board. 

WhItehall, S.W., 
30th April, 1914. 

I hereby appoint-

StEPHEN W ALBR, Esq., M P , to be a member' and Chairman 
and 

Colonel SIr A. GRIFFITH BoSCAWEN, M.P., 
:1I1aJor DAVID DAVIES, M.P, and 
W. E. HART, Esq., 

t:> be members of the Departmental Committee on Building Byelaws in place of the Rt. Hon. 
J. Herbert LeWIS, M.P., Major Sir Randolf L. Baker, Bt., M P., Major The Hon. Sir Eustace 
Flennes, Bt., M.P., ana E. V. Hiley, Esq. 

(Signed) W. H. FISHEH, 
P.resident of the Local Government Board. 

Whitehall, 
29th October, 1917. 
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DEPARTMENTAL COMMITTEE ON BUILDING BYELAWS. 
"'\ 

REPORlT. 
To the Right Hon. Sir AUOKLAND CA!!PB~EDDES, K.C.B., M.P., 

President of the Local Government Board. 

ON the 30th April, 1914, Mr. Herbert Samuel, then the President of the Local Government 
Board, appointed a Departmental Committee" to consIder the control at present exercised in 
" England and Wales over the erection of buildmgs and the construction of streets by means of 
"byelawS and local regulations, and their effect upon building and development, and to make 
"recommendations"; and up to the end of the Parliamentary Session in July, 1914, the . 
Committee had held nine meetings and examlUed fourteen witnesses. ' 

The Committee had adjourned for the parliamentary recess when war broke out, and the 
unexpected duties thrown upon most of the members made it impracticable to continue sitting. 

The following official witnesses harl up to that time been examined :-Mr. Dolton, Principal 
of the Legal Department, and Mr. Knight, Principal of the Local Finance and Local Acts 
Department, in the office of the Local Government Board, Mr. Dickinson, the Board's 
Comptroller of Housing and Town Planning, Mr Carnwath, one of the Board's Medical 
Inspectors, and Mr. Worsley, on~ of their Assistant Archit;ects. . 

Of these, Mr, Dolton, in whose Department the Board s model byelaws are drafted and the 
byelaw proposals of local authorities examined, gave us a full account of the statutes under 
which local authorities are empowered to control new streets and buildings, and a history 
of such control. He showed us the genesis of the various model series relevant to the subject 
of our inquiry, and explamed the procedure 'of the Board in dealing with the proposals of local 
authorities. 

Mr. Carnwath and Mr, Worsley put before us the principles upon which their respective 
departments, when consulted through the Legal Department, are accustomed to advise the 
Board, and furnished us with various criticisms and suggestions for amendment of the 
elcisting law. Mr. Knight explained the system of local Acts under which so many local 
authorities maintain over buildmgs and streets a control supplemental to or even at variance 
from that exerciseable under the ordinary law, and Mr, Dickinson gave evidence on the 
operation of the Public Health Act system in relation to the enactments administered in his 
Department, viz.-, the Housing Acts and the town planning provisions of the Housing, Town 
Planning, &c., Act, 1909. 

Of the outside witnesses, Sir William Chance and Mr. Forsyth represented the views of the 
Building B\'elaws Reform Association tnow merged, we understand, in the British Constitution 
AsSOCIatIon), Colonel Le Roy Lewis represented the Central Chamber of Agriculture 
Mr, Freyberg and Mr. Vernon the Surveyors' Institution, and Mr. Sutcliffe and Mr. Beth~ 
large societies for promoting housing schemes. Mr. Home Morton and Mr, Jensen gave the 
Committee the benefit of their own experience as consulting engineers. 

2, The Committee had reached this stage when its sittings were suspended, and for more 
than three years they could not be resumed. Iu October 1917, however, Mr. Hayes Fisher 
your predecessor, decided that it was desirable that the investigation should continue, and a~ 
it was impossible to reassemble the Committee as originally constituted, he made certain necessary 
changes in the membel'Ship. Mr. Herbert Lewis. the ChairmllD., had become Parliamentary 
Secretary to the Board of Education, Sir Randolf Baker and Sir Eustace Fiennes were still 
on military service, Mr. Hiley, who had resigned the Town Clerkship of Birmingham in 1916, 
wished to be relieved of his membership, to which he had been appointed at the recommendation 
of the Association of Municipal Corporations, and Mr. Pointer had succumbed tI. an illness 
which had already prevented his regular attendance at the meetings held in 1914. 

In place of the members whose services were no longer available, Mr. Hayes Fisher appointed 
Mr. Stephen Walah, M.P., Parliam('ntary Secretary to the Local Government Board, to be 
Chairman, and Sir ¥thur Griffith Boscawen, M.P, Major David Davies, M.P., and 
:Mr. W. E. Hart, O.B.E., 'fown Clerk of Sheffield, to be members of the Committee The 
Committee thus reconstituted held its first meeting on the 29th November, 1917, and, exrept 
for a shOlt recess at Christmas, weekly meetings were held thenceforward until the 20th 
March, 1918, when the forty-ninth and last witness was examined. The number of meetings 
held has been twenty-four. The tenth to the twenty-third were, like the nine sittings 
in 1914 devoted wholly or in part to hearing evidence. and we then ,had before us, in 
addition' to the witnesses heard in 1914, thirty-five witnesses, two of whom represented the 
Board of Agriculture and Fisheries, and the remainder the following fourteen societies: The 
National Housing alld Town Planning Council, the Welsh Town ,Planning and Housing_ 
Trust, the Institution of Muncipal and County Engineers, the Welsh Housing and De"elopment 
Association the Land Agenbl' Society, the Urban District COlmcils Associati,on, the British 
Empire Pro'ducers' Organisation, the National:r-a!,d lind Home I.eague, the Nati.oD~ Federation 
of Building Trades Employers of Gl'1~at Brltam and Ireland, the Rural D.strlct GoOllcils 

\U (6)313U L. 1l1./1t 31100 1!/lb E .. 8 A I 



4 DEPARTMENTAL OOMMITTEE O~ BUILDING BYELAWS: 

Association, the Institution of MuniCipal Eugineers, the Royal Institute of British Architects, 
the Garden Cities and Town Planning Association, and the A..sociation of Mnnicipal 
Corporations. 

3. With one exceptIOn (Mr. Platt) all the witnesses heard in 1917 aud 1918 have appeared 
in some representative capacity, as did all those in 1914 except Mr Home Morton and 
Mr. Jensen. It has been a matter of regret to us that the Society of Medical Officers of Health, 
though asked in 1914 and again in un 7 to offer eVidence, were unable to prepare it before 
the time we felt obliged to fix for thl' end of our inqUiry, but we have no doubt that 
Mr Carnwath's evidence OIL behalf of the Medical Department of the Local Government 
Board will have brought out most of the points which the Society would have made from the 
point of view of the medical side of public health admInistration 

4 We wish before concluding these preliminary remarks to offer a word of caution in 
JustICe to certain local authorities whose actions have been critIcised before us. We have not 
'felt ourselves entltll'd to assume the functions of a trIbunal to inquire into particular grievances, 
and we record no findIng for or against either party in any of the controversies which e;x: pm1e 
have been mentioned to us. The local authorities whose conduct has been traversed have had 
no opportumty to cross-examine the witne~ses or to offer in evidence their own version of 
the story. It must not be assumed that, and it seems to us to matter at the present day 
comparatively lIttle whether, A or B was before the war unfairly used by the authorities of 
X or Y. What is important is whether or not the state of the law IS such that those authorities 
could i~ they_wished behave unfairly or oppressIvely. 

CHAPTER 1 

The present Legal System. 
5. ·We are Instructed In our terms of reference to inquire into the control at present 

exercised over the erection of buildIngs and tho const! nctIOn of streets by means of byelaws 
and local regulations, and by the latter word we understand is meant not only regulations 
specifically so-called, but all forms of control over building and development which Eesemble 
byelaws in the local cl,aracter of their application. This brings WIthIn our purView local Act 
provisions, and we are fortified In this interpretation of our reference by the fact that any 
dIscussion of building control whIch left out local Acts would be entIrely misleading. We 
WIll, however, deal first with the geherallaw, commencing with a brief historical and analytical 
review of the statutory powers under which byelaws may be made. 

6. A comprehtmsive survey of the law WIll be fonnd in Mr. Dolton's eVIdence, but It is 
necessary in this report to give a brief resume. It IS known tl,at in the City of London 
there have been ahnost from time Immemorial ordInances designed to prevent the spread of fire, 
and no doubt other ancient corporations must have made sInular provision. Bllt the modern 
system of control over building and development origmated, like the modern local authorities, 
in the first half of the nineteenth century, when the most progressive of the municipal 
corporations obtained from Parliament special prOVlSlons of various kInds in local Acts designed 
to secure the safe and samtary development of theIr towns, many of which were growing 
rapidly as a result of the" industrIal revolution." The year 1847 saw a number of codIfying 
statutes. such as fhe Towns Improvement Clauses Act (parts of which dealIng with matters 
witlun the scope of our inquiry are still in force by incorporation with local Acts) and in the 
following year the chain of general public health legislation began with the Public Health 
Act, 1848. This Act enabled the then local health authorities to control at theIr absolute 
tliscretIOn the laYIng out of streets and in some degIee the erection of new buildings. The 
sectIOns relevant to our Inquiry are 53 and 72, which ran as follows, omittIng provisions as to 
penaltIes, &c :- . 

.. 53. And be it enacted, That, Fourteen Days at the least before beginning to dig or lay 
out the Foundations of or for any new House, or to rebuild any H(\use pulled down to the Extent 
aforl'said, the Person Intendmg so to build or rebuild shall gIve to the Local Board of Health 
written Notice thereof, together with the Level or intended Level of the Cellars or lowest J<loor, 
and the SItuation and Construction of the Privies and Cesspools to be built, constructed, or 
used in connexion with such House; and it shall not be lawful to begin to bUIld or rebuild 
al,Y such House or to build or construct any such Privy or Cesspool, untIl the Particulars so 
reqUired to be stated have been approved by the said Local Board." 

.. 72. And be it enacted, That One Month at the least before any Street is newly laid out 
as aforesaid written NotIce shall be given to the LlC'al Board of Health, showing the intended ' 
Level and Width thereof; an,l the Level and Width of every such Street shall be fixed by the 
said Local Board, and It shall not be lawful to layout, make, or build upon any such Street 
(ltherwise than in accorclance with the Level and Width so fixed, unless, upon DISapproval by 
the ~dld Local Board of the Level or WIdth specified in such NotIce, the General Board of 
Health shall otherwise direct. " 

Concurrently with the exercise of these powers, some local authoritIes obtained a byelaw­
making power under local Acts, and the Local Government Act, 1858, effected a marked change 
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in the genet'a! law, indicating a change in the policy of Parliament. Instead of exel'CislDg 
ad hoe dIscretionary control of every street and building the local authority were to make 
byelaws for the purpose. We have no evidence before us, and at the present da» evidence 
would probably be bard to get, of the working of the discretionary system in the fifties, but it 
is fair to suppose that in replacing a discretionary power by byelaws Parliament intended to 
substitute a better system of control than was in force under the Act of 1848. We call 
attention to tills piece of bygone legislation both because it is of interest in Itsel£ and because 
it bears on a suggestion sometimes made that the byelaw method of control is inferior to the 
discretionary method. The policy of the last sixty years is not necessarily right, but if it were 
to be alteled (as we suggest it should not be) it should be borne in mind that it was' 
deliberately introduced and has been long maintained. 

7. The power to make byelaws given by the Local Government Act, 1858, was not to make 
byelaws generally, but to make them on certain subjects defined by section 34, which was as' 
follows:-

.. 34. The Fifty-third and SeverIty-second Sections of the Public Health Act, 1848, shall be 
repealed; and in lieu thereof be it enacted as follows 

.. Every Local Board may make Byelaws with respect to the following Matters; (that is to 
say,) 

"(1) With respect t') the Level, Width and Construction or new Streets, and the Provisions 
for the Sewerage thereof; . . 

"(2) With respect to the Structure of Walls of new Buildings for securing Stability and 
the Prevention of Fires; 

"(3) With respect to the sufficiency of the Space about Buildings to secure a free 
Circulation of Air, and WIth respect to the Ventilation of Buildi'l-gs; 

"(4) With respect to the Drainage of Buildings, to Waterclosets, Privies, Ashpits and 
Cesspools in connexion with Buildings, and to the closing of Buildings or Parts 
of Buildings unfit for Human HabItation, and to Prohibition of their Use for 
such Habitation 

And they may further provide for the Observance of the same by enacting therein such 
Provisions as they think necessary'as to the giving of Notices, as to the deposit of 'plans and 
Sections by Persons intending to layout Streets or to construct BuildlDgs, as to Inspection by 
the Local Board, and as to the power of the Local Boald to remove, alter, or pull down any 
Work begun or done in contravention of such Byelaws." 

8. This section was repealed by the Public Health Act, 1875, without prejudice to 
byelaws already made under it, some sixty codes of which exist even at the present day 
(Dolton, 5), but its powers were re-enacted in seotion 157 of the ~ct of 1875, which runs as 
fo11ows:-

" i57. Every urban authority may make byelaws with respect to the following matters ; 
(that is to 88Y,)-

"(1) With respect to the level width and constru<ltion of new streets, and the provisions 
for the sewerage thereof; 

"(2) With respect to the structure of walls foundations roofs and chimneys of new 
• buildings for securing stability and the preven~on of fires, and for purposes of 

health ; 
.. (11) With respect to the sufficiency of the space about buildings to secure a free ciroula­

tion of air, and with respect to the ventilation of buildings ; 
"(4) With respect to the drainage of buildings, to waterclosets earth cloFets privies 

ashpits and cesspools in connexion with buildings, and to the closing of buildings 
or parts of buildings unfit for human habitation, and to prohibition ot their use for 
such habitation: 

And they may further ,provide for the observance of suclt byelaws by enacting therein sucb 
provisiolls as they think necessary as to the giving of notices, as to the deposit of plans and 
sections by pet'Sons intending to layout streets or to construct buildings. as 1.0 inspection by 
the urban authority, and as to the power of such authority (subject to the provisions of this 
Act) to remove alter 01' pull down any work begun or done in contravention of such byelaws ... 

It will be seen that section 157 of the Act of 1875 contains the same provisions as the 
section which it superseded, but that it adds a power to make byelaws as to the structure of 
foundations, roofs and chinIneys, that this power and that as &0 the structure of 'walls 
are extended to cover purposes of health as well as stahility and the prevention of fires, and 
that specific reference to earth closets is included for the first time. 

9. Section 157 of the Pubhc Health Act,1875, is the principal byelaw-making section now 
in force, certain other powers having been grafted on to it by section 23 of t.1tt! Public Health 
Acts Amendment Act, 1890, and section 24 of the Public Health Acts Amendment. Act, 1907, 
respectively. 

III Slm 
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Subsections (1) and (4) of sectlOn 23 of the Act of 1890 are in the following terms:­
"23-(1). Section one hundred and fifty-seven of the Public Health Act, 1875, shall be 

extended so as ~ empower every urban authOrity to make byelaws with respect to the following 
matters; that IS to say:-

" The keepIng waterclosets supplied with sufficient water for flushIng; 
"The structure of floors, hearths, and staircases, and the height of rooms intended to be 

used for human habitation; 
" The paving of yards and open spaces in connexion WIth dwelling-houses; and 
"The provision in connexion WIth the laying out of new streets of secondary means of 

access where necessary for the purpose of the removal of house refuse and other 
matters 
• ~.. G a Q 

" (4) Every local authority may make byelaws to prevent buildings which have been 
erected in accordance with byelaws made under the Public Health Acts from being 
altered in such a way that if at first so constructed they would have contravened 
the byelaws." 

and section 24 of the Act of 1907 is as follows :-
"24. Section one hundred and fifty-seven of the Public Health Act, 1875, shall be extended 

so as to empower the local authority to make byelaws-
" with respect to the height of chimneys of buildings and with reRpect to the height of 

. buildings; and 
"with respect to the structure of chimney shafts for the fnrnaces of steam engines, 

breweries, distilleries, or manufactories." 
10. We must also mention one most important section, namely, section 184 of the Act 

of 1815, which forms part of a group of sections applying to byelaws upon many different 
subjects. (Some twenty dIfferent kjnds of byelaws may be made under the Public Health 
Acts, of which we have been concerned with one kind only). Section 184 enacts as follows :-

"184. Byelaws made by a local authority under this Act shall not take effect unless and 
until they have been submitted to and confirmed by the Local. Government Board, which 
Board is hereby empowered to allow or disallow the same as it may think proper; nor shall 
any such byelaws be confinned-

, "Unless notice of intention to apply for confirmation.of the same lias been given in one 
or more of the local newspapers circulated WIthIn the district to which such byelaws 
relate, one month at least before the making of such appbcation; and 

"Unless for one month at least before any such application a copy of the proposed 
byelaws has been kept at the office of the local authority, and has been open during 
office hours thereat to the inspection of the ratepayers of the district to which such 
byelaws relate, without fee or reward. 

"The clerk of the local authority shall, on the application of any such ratepayer, furnish 
him with a copy of such proposed byelaws or any part thereof, on payment of sixpence for 
every hundred words contained in such copy. 

"A byelaw required to be confirmed by the Local Government Board shall not require 
confirihation allowance or approval by any other authority." 

11. The two sections we have mentioned from the Acts of 1890 and 1907 aJford an 
illustration of the haphazard legIslation which has been enacted on the subject of new streets 
and buildings. Assuming, as one must, that the engine chimney shaft mentioned -is the 
chimnllY of a building, it will be observed that power to deal. with the structure of 
chimneys of new buildings of whatever kind was given in 1875. Thus the only fresh power 
which the Act of 1901 gave was to deal with the chImneys of certain classes of existIng 
buildings, while it introduced a needless comphcation by mentiomng particular kinds of 
buildmg instead of bUlldings generally. 

Other instances of the same kind could be multiphed ; thus, while walls, foundatIons, roofs, 
and chimneys (apart from the special classes of chImney in the Act of 1907) can only be 
governed for securing stabIlIty and the prevention of fires and for purposes of heal th, floors 
and staircases, added by the Act of 1890, may be regulated apparently for any purpose. 

We may mention here almost at random a few other gaps of this kind. Thus:-
(i) In connexion with the laying out of a new street, secondary means of access can 

be required to buildings in that street, but not in connexion with the erection 
of the buildings themselves. Therefore if a new street is laid out, but the 
building plota are not taken up at the time, the local authority ('annot require 
the person who ultimately buys the plots and erects buildIngs to provide any 
secondary means of access to such buildings. 

(iii Byelaws may be made "to prevent buildings erected in accordance witll 
" byelaws made under the Public Health Acts from being altered in such a way 
" that if at first so constructed they would have contravened the byelaws." 
TheI e is no power to make corresponding byelaws as to streets to prevent their 
being altered, for example by a reduction of the width of a private street, 
III such a way that If at fust so laid out they would have contravened the 
byelaws. 
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6ii) Byelaws !Day be made under the Act of 1875 "with respect to the structure of the 
walls foundations roofs and chimneys of new buildings," not, be it noted, including 
floors or staircases, which were added by the amending Act of 1890. And even 
now byelaws cannot be made as to pillars supporting floors or roofs, unless they 
are a part of a wall, nor as to beams, unless they are part of a wall, roof or floor. 
This limitation would be a hindrance to local authorities If they generally wished 
to make detailed byelaws as to reinforced concrete construction, for in the 
London regulations with regard to concrete structures, which were made under 
special powers (the Public Health Acts do not apply to London) and are the 
only complete code of regulations on the subject in force in this country, 
many clauses are taken up with provisions for pillars, beams and other 
constructional members which could not be regulated at all by byelaws under 
the Public Health Act system. 

(iv) Again, byelaws with respect to the structure of walls &c., can only be made" for' 
" securing stability and the prevention of fires and for purposes of health," so 
that, for example, party walls cannot be required to be soundproof (Willis, 
2990), nor is a local authority entItled (as it sometImes would like) to prohibit 
unsightly materials ill external walls 011 resthetic grounds (Willis, 4354). 

(v) In addition to the restrictions already mentioned as to walls, It is very; doubtful 
how far internal partitioll walls are to be considered" walls of a buildillg" for 
the purpose of being governable by byelaws. . 

(vi) Many local authorities, desiring to regulate the composition of plaster on the walls 
of buildings, have had to obtain special powers by way of local Act, because 
the plaster is not within the Public Health Act power (Dolton, 87 ; M01'ley, 4574). 
This is not a large matter in itself, but it is one to which local authorities 
attach sufficient importance that they regularly go to Parliament for special 
powers enabling them to deal with it, and it thus illustrates the kind of gap 
in the framework of the general law of which we are here speaking. 

(vii) "A sufficiency of space about buildings" may be required" to secure a free 
circulation of air," but not for any other purpose (Oarnwath, 737). 

(viii) The height '0£ rooms can be regulated by byelaw, but not their cubical content 
or aI'6a. . 

(ix) Flushing cisterns for waterclosets ml\}' be required, and also the provision of water, 
but no byelaw can be made to secure that the water shall be brought into the 
cistern. Hence all lawful byelaw requirements would be satisfied by an empty 
cistern and a bucket full of water tOarnwath, 738). 

(x) Plans and sections of a proposed new building can be required, but elevations 
cannot. although these would be useful, not merely to show the design in an 
artistic sense (a matter which we do not suggest should be put under the local 
authority's control) but also to show the windows, whjch are already regulated 
by byelaws as to ventilation (Willis, 4365). 

\xi) Although byelaws can be made for securing ventilation in new buildings, they 
cannot require lighting, and powers have therefol'6 had to be sought for this by 
local Act when local authorities desired to deal with it (Knight, 2770). 

12. The I'\laBon for peculiarities of this kind is not far to seek. The provisions as to 
streets and buildings in the Public Health Acts have for the most part originated in local Acts 
passed for the regulation of particular towns or dIStricts. Each such area has sought from 
Parliament the powers which it consideI'6d suitable for its own case, and concurrently with 
this tendency to dissimilarIty thel'6 has been a co-ordinating process due to the fact that it 
was easier to SeCUI'6 the assent of the Local Legislati'm Committee or their predecessors Ie 
provisions which had already been allowed elsewhpre than to new provisions (Knight, 2725) 
The consequence has been that a clause originally devised to meet the circulllstances of one 
district has been repeated in local Acts obtained for other districts until it became a common 
forln, and these comman form clauses were collected by Parliamentary agents and inserted in 
the Bills they were instructed to promote, sometImes, apparently, chiefly for the reason that 
other towns already had such powel'S- (Fovargtul, 6354), until tinally a certain number of 
common form clauses have beeu brought together into tlle general Acts which are uow the 
Public Health Acts Amendment Acts of 1890 and 1907. Even the provisions with which we 
have been cancerned in the principal Act of 1875 had their origin in much the same way, 
having been imported from the Local Government Act, 1858, which itself was based upon 
earlier local legislation. 

The result of ~is process has been a legislative patchwork under whicll the control hy 
local authorities of building and development is restricted to particular topics or partil'jl\a"-­
purposes, while tlI6re are mallY gaps and many sections on similar subjects which do 1I0t fit 
together. In our opinioll restrictious of this kind, where they are really \eclmi.cal (such as 
that which limits building byelaws to cert.in portions or members of a building and bYE'laws 
as to walls to ~ree specified purposes), should be removed, and some power should be gi\'ell ... 
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in the direction of enaqling local authorities by means of byelaws to exercise control in all 
matters which are of such a nature as to require control m the public interest and to be 
suitably controlled by means of byelaws. 

13. An even more confusing feature, however, of the various enactments set out in 
paragraphs 8 and 9 is the method, or rather the diversity of methods, by which they come 
into operation. 

They may take effect by the direct force of the statute, by adoption by the local authority 
concerned"or by Order of the Local Government Board, and there is no consistency as to the 
manner in which dIfferent sections shall come into force. 

The basis of the fabric is that by the Act of 1875 itself every urban authority possesses 
the powers of section 157. These powers can be conferred on a rural authority by Order of 
the Local Government Board, but cannot be adopted. 

Section 23 of the Act of 1890 is not in force in any district of itself. Its powers are 
obtained by an urban authority by the adoption of the whole of Part III. of the Act, and by a 
rural authorIty by adopting so much of Part III. as can be adopted by a rural authority. 
AdoptIOn carries some powers in addition to, but in case of a rural authority not the whole of, 
section 23. the powers of the whole section being obtainable by a rural allthority by Order of 
the Local Government Board, a method not open to an urban authority, which cannot obtam 
the powers of section 23 alone, and in order to get them must adopt the whole of Part III. of 
the Act. This welter of confusion seems to have so impressed the draftsman that when we 
come to the 1907 Act we find that the whole or a part of section 24, the byelaw-making 
section of that Act, may, with or without other sections of the Act, be put in force in an urban 
or a rural district by Order of the Local Government Board, but not otheI'Wlse. This is, at all 
events, a simple and comprehensible plan. 

14. On the whole, however, it seems to us, to adopt a popular phrase, that it is making 
two bites of a cherry to require a local authority, whether urban or rural, who desire to make 
byelaws to come to the Local Government Board first of all for an Order mvesting them with 
the necessary powers, and then for confirmation of the byelaws. We understand that it is the 
practice, and it is one which is obviously right, for the Board to give some consideration, when 
the Order conferring powers is apphed for, to the manner in which the powers will be used; 
that is to say, where powers are sought for the purpose of making byelaws which cannot be 
made without them, to cousider the nature of the byelaws which it IS proposed to make, and 
their necessity or otherwise in the circumstances of the district (Dolton, 9) 

We think that time and trouble would ~e saved, and the effective control of the Local 
Government, Board not in any way ruminished, if equal byelaw-making powers were gIven to 
all local authorities directly by the operation of the authorising statute, so that there should be 
no need for auy Order or adoption. The Board would still have the power under sectIon 184 
of the_Public Health Act, 1875, to confirm or refuse to confirm the byelaws which might be 
proposed, and a burdensome preliminary process would be elimiuated. 

This reform would incidentally get rid of a pecuharity arising at the present time. When 
a rural distrIct, or part of a rural district, is turned into an urban district by order of 
the county council, its council incidentally acquiren the powers of an urban district council in 
respect of byelaws. Sometimes discontent in a particular parish with the general adminis­
tration of the rural district council, or a deSIre for more independence, leads to an application 
for the constitution of an urban district, the new council of which at once acquires powers 
which its predecessor, the rural district council, could only get from the Local Government 
Board (Ohance, 1063). It is not witmn our functions to express any opinion as to the 
constItution generally of new urban distrICts, but viewed In its relation to the control of 
buildmg and development the present position is certainly anomalous. 

15. In connexion witb. the provisions under which byelaws can be made, our attention 
has naturally been directed to the definitions of "new building" and "new street" in the 
Public Health Acts. We deal with the latter definition later, in discussing the regulation of 
streets generally, but it will be convenient to discuss the former now. The primary meaning 
of the phrase .. new building" is extended by section 159 of the Act of 18i5 as follows;-

" For the purposes of this Act the re-erecting of any building pulled down to or below the 
ground Hoor, or of any frame building of which only the framework is left down to the ground 
Hoar or the conversion into & dwelling-house of any building not originally constructed for 
h~n habitation, or the conversion into more than one dwellIng-house of a building originally 
constructed as one dwelling-house only, shall be considered the erection of a new building." 

It will be seen that this definition is rather artificial, but that in section 23 of the Public 
Health Acts Amendment Act, 1907, is even more so:-

., For the purposes of this Act and the Public Health Acts, and any byelaws made 
roerli,under, each of the following operations, namely:-

" (a) The re-erection, wholly or partially, of any building of which an outer wall is pulled 
d6wn or burnt down to or within ten feet of the surface of the ground adjoining 
the lowest storey of the building, and of any frame building so far pulled down 
or burnt down as to leave only the framework of the lowest storey; . 
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.. {b) The conversion into a dwelling-house of any building not orlginally ~onst1'ucted for 
human habitation, or the conversion into more than one dwelling-house of a 
building originally constructed as one dwelling-house only; 

.. (e) The re-conversion into a dwelling-house of any bwlding which has been discontinued 
!Is or appropriated for any purpose other than that of a dwelling-house; 

.. (d) The making of any addition to an existing buildmg by raising any part of the roof, 
by altering a wall, or making any projection from the building, but so far 
as regards the addition only; and 

.. (e) The roofing or covering over of an open space between walls or buildings; 
shall be deemed to be the erection of a new building." 

We have had it in evidence, although we must not be taken to endorse all the suggestions 
made to UR in this connexion, that owing to defects in the foregoing defiuitions some processes 
which should be controlled by law escape (Carnwath, 740; Wulu, 4372; Abrahams, 4384); 
but, however this may be, a more serious point is the difficulty, and indeed absurdity, which . 
results in some cases from the definitions being much too widely framed. 

• 16. We had not received any evidence of this untila late stage of our inquiry, when reference 
was made to it by several witnesses, particularly in regard to the recent case of Repton Sehool 
(Governor8 of) v. Repton Rural Di8trict Councu (1918 1. KB. 26, and, on appeal, 2. KB. 133) 
(Morley, 4339; Searles Wood, 6035). In that case the Council had in force a byelaw, not, it 
is true, in the latest model form, but agreeing with the newer model clauses in all points 
material to the decision and embodying prOVIsions which had stood the test of practical 
experience since 1877. The learned Judge who presided over the Court of Appeal stated that 
the particular byelaw, of which the statutory purpose was "to secure a free circulation of air," 
was" quite appropriate to the state of things existing under the Act of 1875," under which it 
was made; and indeed it is evident that to satisfy the purpose mentioned in regard to the 
ordinary building it is necessary to require a strip of open space 1ll0ng the rear, and further 
to require that reliance shall not be placed upon land belonging to an adjoining owner, who 
would be able to build up to his boundary and so obstruct the open space. But this require­
ment may easily become unworkable when the "new building" is not a building at all in the 
ordinary sense, but (as it appears from the reports to have been in the Repton case) merely 
an addition to an existing building. Indeed, the Court po}nted out that the words of the 
1907 Act were so widely drawn that a mere bay window (for example) thrown out from an 
existing building was required to comply with all the provisions designed to control new 
buildings, and therefore, unless expressly exempted by an amending byelaw, could not be 
lawfully erected. And we may add that the d'efinition in the Act is so widely drawn as, if 
literally read, to involve the conclusion that a bay window or a porch added to a building 
must CQ1D.ply not with byelaws only but also with such statutory obligations as the provision 
of closet accommodation under section 35 of the Public Health Act, 1875. 

This is another example of the confusion resulting from the process by which legislation 
as to public health has been compiled, and onc which shows that it is not in relation to byelaws 
only that that process may <'auee difficulty. We therefore recommend that these technical 
definitions in the Public Health Acts be taken into consideration with a view to their 
amendment. 

We think it fair to emphasize what we have already said, that the trouble here was not 
caused by the byelaw which in its~lf was an entirely proper one, but by an arbitrary 
provision in an Act of Parliament, and we think Parliament should at once be asked to pass 
a Bill to remove that trouble for the future. 

17. We are of the opinion, with regard to the statutes in the general law authorisillg 
byelaws to be made :-

(1) That they should be consolidated, the opportunity being taken to stop any obvious 
gaps. to add any powers which might suitably be exercised by all authorities, 
and generally to widen ths scope of the byelaw-making power, on the lines 
indicated in paragraph 12 above. 

(2) That the powers so given should be given to all local authorities alike; it being left 
to the Local Government Board under section 184 of the Public Health Act, 1875, 
to consider, fbI.. the merits of each case, whether or not a particular byelaw-making 
power should be exercised in a particular locality. 

(3) That further considel'ation shoUld be given to a suggestion made to us by one of the 
representatives of the Association of Municipal Corporations, that when the specific 
topics have been enumerated on which for the moment Parliament considers that 
byelaws may be made. a power should be conferred upon the Board to add other 
topics, by Provisional or othex Order, as they now can do where a Local Act gives 
byelaw-making powers (F_rgue, 6386). 

(4) That the proposed amendment of the present statutory definitions of .. new,building" 
be regarded as a matter of urgency. • 
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CHAPTER II. 

Contrasted Methods of ControL 
1~. We have ref~l'red to the complexity of the general law authOrIsing byelaws to be made, 

but this, after all, maInly affects the convellience of town clerks and clerks to distrIct councils' 
it is a matter almost of mdifference to the public, who are concerned less WIth the statu tor; 
ppwers than with the byelaws made by virtue of them. Byelaws WIth respect to new streets 
and buildings, even the older codes In force In different places to which objectIOn could be 
taken upon other. groun~s, ru:e free from this complexity, and, as regruds the model byelaws, 
we have noted WIth satIsfaction the efforts which the Local Government Board have made to 
keep them up to date It mllst be recognised, however, tbat the limitations of the statute law 
are necessarily reflected in the model codes, and the removal of those limitations would no 

. doubt enable Improvements in fonn to be made. 
19. Byelaws, however, are not the only method in which local authoritIes exercise 

control over streets ~nd buildings. We do not think that It IS generally realJsed, particu­
larly by those who criticise the present system, that new streets and buildmgs are affected, 
not by qyelaws only but by three other modes of regimentation. In popular speeclI, and 
under other statutes thaIl the Public Health Acts, for Instance those relatmg to tramways, 
" byelaw" and "regulation" are, we believe, more or less synonymous. But in the law of 
public health, includmg building law, they are distinct. Byelaws under the Public Health 
Acts aFe local laws authorised by statute to be made by a local authority WIth respect to certain 
subjects and requiring for theIr validity the confinnation of the Local Government Board, to 
be given only after notice to the public, but every local authority may under the name 
of regulations fonnulate on certam subjects another species of local laws, which are valJd 
without any confirmation. 

Moreover in addition to rules of the two kinds mentioned, which are made by local 
authoritIes themselves, there are in Acts of Parliament statutory rules which local authorIties 
have only to enforce. And, in audition to the foregoing methods which, widely as tlley differ, 
have still the common feature of definition in advance, every local authority is empowered to 
do some things at discretion, so that the person affected has under this head no right of 
knowing beforehaIld to what requirpments he must confonn 

The policy of Parliament has not bepn consistent, for certaIn matters whIch were left to 
discretion in the Public Health Act, 1848, were made the subject of byelaws In the Local 
Government Act, 1858, whilst other matters not easily distmguishable In principle have been 
left to discretion, particularly in local Acts, until the present day. 

20. Instances of the four types of regimentation, in which byelaws are contrasted with 
the other three, will make our meaning clearer. 

Thus, to take first statutes !IS compared with byelaws, it is prohibited by Act of Parliament 
to build back-to-back houses for the working classes, or to build a living room above a privy. 
Byelaws could have imposed these prohibitions had Parhament not done so. Indeed, back­
to-back 'houses have always been forbidden by the model and by any local byelaws which 
followed it in thIS particular, and statutory prohibition was only rendered necessary because 
the erection of back-to-back houses was allowed by local Acts which in certain towns had 
taken the place of byelaws under the ordinary law, or by byelaws (now considered obsolete 
but not repealable except by the local authorities concerned) wbich had prOVided for open 
space at the side instead of at the back of blllldings. 

Agam, coming to regulatIOns as compared With byelaws, the communication of a house 
drain with the sewer is governable by legulations, whICh reqUire neither confirmation nor 
publIcatIOn before 01' after they come into force, whereas the byelaws which may be made 
"with lespect to the prOVisions for tlle Sewerage" of new streets and" with respect to the 
dralllage of buildmgs," thus covermg everytlung on both sides of the actual communication 
between the drain and sewer, are of no effect unless confirmed, after depOSit for inspection and 
criticism in the locality. 

Tlurdly, compa1~ng byelaws and a discretionary power, byelaws may aIld commonly 
do require open space to be left for securing the circulation of aIr in front of evelY bUlldmg. 
But if a man has set his house back furtber than the byelaws make compulsory, the Public 
Health (Buildings in Streets) Act gives to the local authOrIty, independently of any byelaws 
they have made, a discretion to prohibit 01' allow on the next plot a bUlldlDg nearer to the 
street than the house already there. 

21. Of the foregoing methods obviously a statutory rule, which can ollly be altered by 
Parliament, is the most rigid whIle a plain discretion is the most elastic. AgalD, publIC general 
Acts of PaI'liament are supposed to be known to every subject, but m plactlCe obVIOusly many 
Acts are not so known, for the law pro"ides no means of bringing their e:.i&tence to the notice 

dlf ~ersons affected until it is proposed to contravene them. The only one of ti,e four methods 
of control whose provisions are definitely ascertaInable, and as of right, IS hyela,",s; for the.p 
the local authorIty are bound by law to maintain in prmt and to 8upply to latepayers gratis 011 

demand onre ihey are in force, aIld to advertIse, depOSit for inspectIOn, and supply in draft 
at a small charge, before they are confinned. (We think, however, that the present authorised 
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charge, at the deposit stage, of sixpence for every hundred words, might, with -the modem 
facihties for reproduction, be reduced). 

Regulations, in the technical meaning of the word, must be formulated in advance of the 
occaSion, but they need not be divulged (Sutcliffe, 1939), and with discretionary powers pure 
and simple the person mter!)sted has no enforceable right whatever to, know beforehand in 
what way a discretion will be exercised. Indeed, it seems to be of the essencl' of a discretionary 
power that it shall be exercised ad hoe in every case, and apparently the discretion will be 
vitiated if the council bind themselves by rules as to the manner of i~ exercise. The general 
public commonly believe (or so at least it seems from some of the evidence which we have 
received) that buildmg and development are controlled by byelaws only, and only dillcover 
by practical experience of their effects that there are three other. methods of control. A person 
obtains the byelaws of the authority in whose district he intend~ to build, and complies with 
them to the letter. He nevertheless may find himself caught in a mesh of restrictions of which 
those contained in the byelaws are but part. There may be advantages for certain purposes ' 
in each of the four present methods of control, but the existing mixture is not justifiable in 
principle or practice. We therefore recommend that so far as possible byelaws should be 
recognised as the standard method, and that any of the ,matters now regulated otherwise 
which are inherently capable of byelaw control should be transferred to byelaws. 

22. A minor point in this connexion arises as to regulations. We have already called 
attention in pal'agraph 19 to the distinguiilhing characteristics of regulations, which are 
a species of localised enactment differing from byelaws. There are various subj!lCts of 
regulations in the Public Health Acts, but only one falls within the scope of our terms of 
reference, namely, regulations as to the mannel' in which communication between the drain 
and sewer may be made. It appears to have been the intention of Parliament that these 
regulations should be confined to the actual connexion,!IDd that they should not deal with 
the house drain, which is within the byelaw-making power (I&oeloek, 3012.) We understand, 
however, that the section is not always so construed by local authorities proceeding under 
it, and, as regulations do not reqture the confirmation of the Local Government Board, there 
is an obvious temptation to the local authority to use them to require details in drain 
construction to which the Board would not assent in byelaws, and even to induce building 
owners, who do not know that tlle authority have no power to compel them, to enter into 
agreements for the maintenance of sewers which are not "worth the paper they are written 
on" (Ab'l'aha'l7l8, 4389). 

We think that the making o.f regulations on this one matter is. anomalous, and that the 
communication of the drain with the sewer llhould, in so far as it requires to be governed 
at all, be brought under drainage byelaws (Sutcliffe, 1959). 

CHAPTER m. 
Control by Byelaw genera1ly. 

23. We come now to the central question which we were appointed to consider, namely, 
the effect of existing byelaws and of the byelaw system upon building and development. 
. For some years past there has been in Parliament and in circles interested in building 
(especially in the housing of the working classes) an agitation which has periodically found an 
echo in the lay and technical press, with reference to restrictions imposed or said to be imposed 
by byelaws, snd even bpfore this agitation had attained noticeable dimensions the Local 
Goyernment Board had shown their own conviction that the old fashioned byelaws might 
be unduly restrictive by their introduction as long ago all 1901 of the rural model code. 

24. It has been bmught to our attention that the majority of the complaints made in the 
press against byelaws are in general terms, and that it is seldom that the complainants descend 
to detail and give instances showing exactly what their difficulties are. The same tendency 
has been apparent in much of the evidence before us. There has been a great deal of 
generalisation to the e:lfe~t that byelaws are, or may be, unduly restrictive:but such facts as 
have been adduced in support of the allegation hal'e not always borne out the complaint. 
We do not say that there is no grieyance.; on the contrary many of us have personal knowledge 
of other difficulties in addition to those mentioned by the witnesses, and we feel that there is 
some ground for the dissatisfaction, which is evidently widespread, with the present methods 
of control We do say, however, that many of the complaints made have proved to be 
due to sheer misapprehension, and that much dissatisfaction with what was believed to 
be the effect of byelaws was evidently due to the impression to which we have already 
referred that all the restrictions imposed upon building and development are imposed 
by byelaw. Indeod we ha\'e found "ery great oonfusion and miBllllderstanding as betw.eeU"'" 
the different methods of control; as it was put by one of the witnesses from the Royal 
Institute of British Architects, in speaking of certain requirements in Acts of Pocliament, .. the 
ordinary term which the public would apply to these would be byelaws" (Piek, 5142), and 
the word "byelaw" having thus become a kind of bogey, byelaws have been blamed for much 
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which is really due to other causes. This confusion may be illustrated by the frequent sugges­
tion that common drams are prohibited by byelaw. We believe the fact to be that where such 
drains have been prohibited, or (more commonly) where local authorities have sougl~t to prevent 
their use except upon conditions which are illegal and really unenforceable, It has been by 
~~an8 of purported x:egulations such as those of which we spoke in paragraph 22. At any rate 
It IS not by byelaws; for (although the model requirement of an intercepting trap in every 
house drain doubtless diminishes the advantage of common drains) there are no clauses in the 
model byel\lws to forbid them, and we understand that the Board would not confirm clauses 
proposed by a local authority which had this effect. An even better illustration of the 
confusion m the public mind as to the various methods of control is to be found in the 
complaints which have been put in evidence, and others in the press to which our attentIOn has 
been called, on the subject of the conditions upon which local authorities wIll take over streets. 
Witness after witness has complained of these conditions. We think It safe to say that seventy 
pel' cent. of the complaints whIch can properly be made, or are made, concerning the eXisting 
system of controlling building and development have their origin m this, which IS a matter 
having nothing to do with byelaws whatsoever. 

25. Where complaints have been really directed against byelaws, we funk they can be 
grouped in a threefold classificatIOn. 

Firstly, a considerable number of byelaw codes still in force up and down the country are 
obsolete or in varIOus degrees of obsolescence. Some go back before the Public Health Act, 1875 ; 
others were based upon early editions of the model byelaws of the Local Government Board, 
and arll therefore widely diff!lreut from the current or any recent issues. DIfficulty from thIs 
cause is most noticeable where in a rural area the byelaws have followed the old urban model 
(Betham, 4639, Pick, 5769), but is by no means confined to such cases (Dolton, 'i4, 78, &c.). 
It is usually, as Mr Dolton pointed out, in the smaller places where there has been least 
development, that obsolete byelaws have had most chance to survive unaltered (Dolton, 5) ; but 
one case was brought to our notice at a late stage of our enquiry, in which a large county 
borough had retained byelaws relating to new streets and buildings made in 1867. 

Secondly, while the Board appear in the main to have succeeded In keeping their models 
abreast of enhghtened architectural practIce, the imperfectIOns of the authorising statutes 
have caused difficulties; also it is always possible for some flaw to be detected in such a code, 
or even (m spire of all attempts to prOVide in advance for snch a pOSSIbility by the use of 
general words) for some new method 01' material to come into use for which proviSIOn has not 
been made, or, at least, the not uncommon difference of opinIOn between one expert and 
another, may be manifested in regard to the legitImacy of some method of constructIon 
allowed or prevented by the models. In pal·ticular, It might be contended by an architect that 
with the scrupulous supervision he would gIve, and using the best class of materials, he ~ould 
safely be excused from complymg with rules whose necessity as applied to other persons he 
would not dispute (Keen, 4964 , Pite, 5943 ; Platt,6763) One aspect of the matter which should 
not be overlooked IS that byelaws, not in themselves unsuitable for the purposes for which they 
were intended, may, owing to the limits imposed by the gO\'erning enactments, prove meffective 
to secure good building development; or may divert attention ·and expenditure to requirement.;, 
which, owing to IDlproved methods of development (such as the lImItation of the number of 
houses on a given area), have ceased to have the importance which they would have had 
without such a limitation. 

Thirdly, the system set up by section) 57 of the Public Health Act, 1875, under which each 
local authority is left to formulate its own byelaws and sublUlt them to the Board indepen­
dently of what is done in neighbouring districts, introduces some degree of Irksomeness. 
(Earle, 4061; MOI'ley, 4303; Ptek, 5iS1). It is true that the Local Government Board have 
issued model byelaws,but we understand that it has been the practice not to tie local authorities 
too closely to the model, so long as proposed aitelations were not in themselves open to actual 
objectIOn, and consequently it is rare to find the model in force without some alteration 
(Dolton, L6). As an experienced Surveyor put the matter to us, local authorities have a 
tendency to "dot the i's and cross the t's .. in their own way; often not because there is any 
special need or reason for an alteration, but because they prefer a slightly different wording. 
(Wtllis, 4315). The result has been (as was said by another experienced local government 
official) that to each of twenty men sitting round a table the word" byelaws" has a different 
connotation (Lol'elock, 3227), and no doubt architects and buIlders operatlDg in more than one 
area may find this confusing (Elford, 4705), while standardisation of materials may to BOllIe 

extent be hindered (Platt, 6783). As was smd by one of the witnesses from the Royallnstitute 
of British Architects" t.he law of gravity operates in exactly tlle same way" in Brrmmgham and 
Dover (Pite, 5711), and the same applies to fundamental health conditions (FO'Cargue, 6475) 

, 26. In order to meet this problem of variation between one district and another and to 
"save the repetition of common ground in buildlDg byelaws" (Pite, 5892), it waB buggebted to 

• ~s that the general minimum requiI'ements in regard to buildlDg should be codified and given 
stat~tory force throughout the country, perhaps includlDg in one set of rules not only tile 
present topics llpon which byelaws can be made, but also those which are at present governed 
directly l>y the Public Health Acts (Forsyth, 1181; Le Roy Lewis, 1725; lluyd, 3259, 
Earle, 4206 ; Morley, 4309 ; Abrahams, 4622; Fovargue, 6572). 
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There are two ways in which this c~uld be done: by the inclusion in a statute of 
the actual requirements, or by giving power to the Local Government Board to make a 
general statutory order, on the analogy of their Orders under the ~otor Car Acts. The 
former alternative ha.~ two ()hief' drawbacks; th~ process of parliamentary discussion is 
not calculated to produce satisfactory requirements in a technical matter of this kind, and 
requirements when settled could not be changed as byelaws can to meet changing needs or 
knowledge. A statutory order is not open to the same objections, Its terms would be settled 
by the Board's legal staff in consultation' with their professional advisers, and could be altered 
without difficulty as necessity arose. 

This method, therefore, is here mentioned as being the only satisfactory one of getting 
uniformity throughout the country, if uniformity is considered to be necessary, but it was not 
spontaneously suggested by our witnesses, and those we questioned on the subject wete 
evidently not prepared to deal with the suggestion without consideration. We cannot, on the 
evidence before us, say that uniformity is necessary, although. as stated in paragraph 28, we 
think it should as far as possible be sought, and we cannot therefore recommend that the 
system Sflt up in 1858 of distinctly local, and so possibly varying legislation, in the shape of 
byelaws, should be superseded in favour of centrahsed legislation in the shape of Orders of a 
Government Department, procedure which would be better adapted for the purpose than 
parliamentary legislation, but would involve much time, labour and negotiation With various 
conflic.ing interests. 

27. Nor, to digress for a moment, do we think it necessary to resort to parliamentary 
legislation for tbe sake of securing one advantage mentioned to us and not possessed by any 
other form of building law, that the requirements imposed would not be liable to be challenged 
in the Courts. It is qllite true, as Mr. Fovargue pointed out (Fovargue, 6368), that a person 
aggrieved by a byelaw may now dispute the power of the local authority to make it, and 
the same appbes to a Statutory Order of a Government Department. For this reason he 
suggested that the actual rllies to be observed (following substantially the model byelaws 
of the Local Government Board (Fovargue, 6389) ) should be scheduled to an Act, but if this 
were done the actual rules would become the subject of debate, and although we admit that 
with the further innovation desired by Mr. Fovargue (which we have already mentionell 
with approval) namely, a power to amend the general law of building by Provisional Order, 
one objectIOn to statutory control, that of stagnation, would be lessened (Fovargue, 6391), 
we do not think the pisk of successful challenge to a byelaw (especially if following the model 
forms) is large enough to, outweigh the other objections to statutory control which we have 
already given. The risk, such as it is, will be much lessened by the suggestion which we 
make elsewhere for tbe extension of the byelaw-making power (Fovargue, 6455). 

28. To return to the subject of the last paragraph but one, we admit that homogeneous 
wording in the byelaws in force in different districts is of assistance to the architect or 
builder and also to the lawyer, inasmuch as the interpretation of a clause once settled 
will govern all districts where the same wording is in force. We think, therefore, that the 
Board should endea ... our to secure that byelaws newly made shall not vary so much 
as the present ones ha ... e been allowed to do from the model forms current at t11e time 
of sublnission of the byelaws (Morley, 4541); they might, that is to say, be a little less ready 
to defer to a local authority which wishes to deviate from·a common form of clause wit110ut 
some definite rea.qon in it~ local circumstances. Like Mr. Morley, we" disagree with difference 
in local government where there is no necessity for it" (Morley, 4539), and are at one with 
Mr. Lancashire, t,he City Engineer of Leeds, who said" I should not, if I were the Board, 
permit variations unless there was an important point of difference" (LanCla8hire, 7064), but 
we do not think any further recommendation on this point is required from us. Whatever 
may be said as to diversity of local byelaws (and it is ellsy to o ... erestimate its practical 
importance, seeing that the byelaws are cast in the same mould (Morle1J, 4535) ), it. is less 
of a snare to the architect and builder than diversity of local Acts, on which we shall have 
to say more in a later chapter, and this third objection to byelaws as they now exist is 
the least important of those we ha ... e considered. Existing difficulties due to any undue 
complaisance on the Board's part in the past in allowing local byelaws to diverge needlessly 
from the language of the models will be incidentally removed by t11e measures we suggest 
to meet the first and sllb-.lnd objections to the 'Present. byelaw system, which call for more 
attention. These objections can best be considered jointly, but this can hardly be done 
without some account of the process by which the existing byelaw system has grown up. 

29. As we have already se~n, the Public Health Act, 1875, in giring local authorities a 
byelaw-making power, made its exercise subject to confirmation by the Local Government Board, 
which had been established four years earlier by the Local Government Board Act, 1871. The 
Board at once set about the compilation of various aeries of model byelaws upon the subjects 
as to which byelaws could be made (there are more t11an twenty model series at the present 
day, Plostly under the Act of 1875), and the particular aeries with which we are concerned, 
that as to new streets and buildings, after careful consideration and discussion with the Rc.,al 
Institute of Btitish Architects and other bo<hes, appeared in 1877 (DOlton, 14). This model 
underwent some alterations, but up to 1900 remained largely as originally drat\ed. and from 
lett.ers in the preas which have been brought to our notice, and from some of the evidence 
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before us, it might be thought that the the pubhc, particularly that portion of it which complains 
of bnilding byelaws, was under the impression that the original model series issued In 1877 
had remained unaltered to the present day. As a fact, the original 1877 model was the 
subject of revision and alteration as experience accumulated, and since 1900 in particular the 
urban series, which is directly descended from it, has been constantly reprinted, and each time 
with modifications of more or less importance. 

In 1901 a " rural model" was first issued for the use of those local authorities who had 
only tbe limited powers of making byelaws acquired by a rural district council's adopting 
Part III. of the 1890 Act, and in 1905 an intermediate model code appeared, for use either by 
an urban or hy a rural council as circumstances might require. . 

From 1901 to 1912 the models were subject to constant revision and amendment to keep 
them up to date, and thiS, though a desirable and indeed inevitable process, has in some 
degree contributed to the divergency as between one area and another to which we have 
referred. In 1912 occurred the last great overhauling of the urban and intermediate models, 
in connexion With the issue of the circular of that year (which, with an earlier one of 1906, 
we reproduce in the Appendix), and we are satisfied that most of those difficulties in connexion 
With the laying out of streets and the erection of buildmgs which are due to unnecessary 
restrictions would be removed if byelaws in force throughout the country were brought, where 
they are now below it, to the level of the current models. 

30. Since our duty is to examine" the control at present exercised" by local authOrIties 
we have not felt it to be our bUSiness to consider the suitability or otherwise for theIr purpose 
of the models, which are solely Intended for local authorities' gnidance and aSSistance, and 
have no force of their own. Whilst, therefore, it would have been impossible to exclude all 
reference to them, so that where a witness had a decided view we have penmtted him to state 
it, we have regarded It as more in accordance WIth our terms of reference to band over to tile 
Board all detailed suggestions on the models whICh our witnesses have made. We have 
no doubt these will be carefully considered, partICularly any which seem likely to encoUiage 
the erection of bUildings under rural or semi-rural condltIOns (Up. paragraph 140 of the 
Report of the Departmental Committee on Buildmgs for Small Holdings, quoted in para­
glaFh 80 of our Report below.) One such alteration which could be effected without difficulty 
would be to include clause 5 of the intermediate in the urban model (Dolton, 258). 

We are concerned here only to place it upon record that much of tile criticism laid 
before us by architects and others has dealt with points of slight importance, has referred 
to byelaws not in accordance with the models, or has failed to take into account that the 
models are of necessity prepared under the rigid teclmical limitatIOns of the authorising 
statutes, and cannot include prOVisions which the statutes do not authorise Some of thiS 
critIcism has manifestly been based upon misunderstanding. We feel, therefore, that (while 
there may be legitimate differences of opinion as to particular clauses) it is broadly true to 
say that if all local byelaws could be brought up to the model standard, almost all the 
complaints we have received which really have to do with byelaws would have been avoided. 

So far, that is to say, as there is substance in specific complaints which have been made, 
and so far as those complaints are really directed against byelaws, we have found few 
instances in which the particular requirement was to be found in the model senes of the 
Board, and in which, therefore, a remedy would not have lain in the adoptIOn of byelaws on 
the hnes of one or other of the models. 

Distinct complaints such as unnecessary unifonnity in the width of streets, unduly stringent 
heights of rooms, the prow bition of the use of the most modern building materials, and excessive 
requirements in the matter of yard paving or of timber scantlings (two subjects not touched by 
the models of the Board) or of drainage, have proved to be referable to other methods of control 
than byelaws, or to byelaws not in agreement with the present, or even for the most part with 
the older model senes. (See Dolton, 74, &c ; Sutchffe, 1751, 2397; Willis, 3037, 3065-78; 
Lloyd, 3238, 3251 ; Elford, 3426 ; ChappeU, 3780; Earle, 4161 ; Abrahams, 4433, Keen, 4911 ; 
Willia1ll8, 5066 ; Hoare, 5299; Morgan, 5348; Barralet, 5591 ; White, 6593, 6610 ; Lancashire, 
6978.) And not ouly have the Board done all they could under the existing la:w to keep the 
model senes up to the standard of the best modern building practice (in which the evidence 
before us seems to show that they have in the main succeeded), but, especially and mcreasingly 
in recent years, they have made great efforts to persuade local authorities also to keep local 
byelaws up to date (e.g, Chance, 1105) 

31 Unfortunately not all local authorities see eye to eye with the Board on th,S, It may 
be from inertia (SuJeliffe, 1767, 2093; Jenkins, 3669; lloyd, 3851; Elford, 4815), or because 
(though it is difficult for anyone familiar with the model series to see how this can come about) 
they think the Board will urge them to adopt more stringent clauses (Vernon, 2671), or, more 
often because they have not felt in actual practice the difficulties of which complaint is made, 
and ~ee no reason for a chang!> (Worsley, 293; Chance, 1065; Pick, 5775), or because tlley 
know the validity of certain clauses under which they act is doubtful, and the clauses would 

'-'liot.. be reconfirmed (Elford, 3525). We admit that the revision of a full code of urban byelaws, 
with legal, architectural, medical, and engineering aspects all to be co~side!ed, is an ,:,nderta~ing 
of some magnitude, although m the two particular cases mentioned In eVidence as Illustl'anons 
of this, we ha, (' beeu able to ascertain from an abstract of the correspondence between the 
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Board and the local authorities concerned that a good deal of the time involved was due either 
to changes in the local authorities' own wishes or to their pressing for clauses which, in the 
Board's opinion, Lhe authorising statutes did not empower them to make. Mr. SutclIffe 
mentioned one case where the Board had bl'en vainly trying for eight years to persuade a local 
authority to amend its byelaws (Sutcliffe, 2110), and in another instance representations were 
said by the Building Trades Federation witnesses to have been spread o'l'er the same period 
before a particular byelaw was brought, in a matter quite uncontroversial, into agreement with 
the model Beries (Hoare, 4997). Although the statement as to the precise time which was 
consumed in this case was subsequently modified (Hoare, 5304), even the reduced period of 
two years then given by the witness was far longer than could be considered neceisary. The 
information before us leads us to think that these are not isolated il!lStances of delay in bringing 
up to date even byelaws whose objectionable restrictions have been shown to be a cause of 
difficulty to important local interests. The reason may occasionally be that the local authority 
hope to use byelaws on one matter as a lever to obtain on another concessions which they 
cannot legally demand directly (Sutcliffe, 1783). On this, for which no condemnation is too 
strong, we have more to say in a later chapter. 

32. Where old byelaws are in force they/are not only an obstacle to actual building an 
development, but in the hands of an authority which is not inclined to progress they ca 
be used as a weapon to se(,ure the confirmation of fresh byelaws which otherwise would 
not be allowed. Our attention was called to this aspect of the matter by investigations 
which we made into one case where excessive building cost was said to be directly traceable to 
the byelaws made by the local authority in 1906. We find that the district council proposed 
a full series of urban byelaws in that year, based upon, but very much more exacting than, the 
then current model code, and that thIS was allowed by the Board after considerable diSCUSSIon 
and the elimination of some of the more stringent details. The district adjoins and on two 
sides surrounds a large and growing town, and the district council alleged that byelaws of the 
kind they were making had become absolutely necessary. Broadly speaking, this was doubtless 
true, but even so the Board felt obliged to take some objection to the contents of the draft, and, 
with the development of theIr policy during recent years in favour generally of less stringent 
byelaws, it is probable that if the series had been proposed at a rather later date they would 
have taken an even stronger line. The byelaws previously in force, however, dated from 1864, 
and were open to the gravest criticism, so that the Board would not have been in a good 
position to enforce their wishes. If they had pressed too far the suggestion of comparatively 
moderate byelaws for this distrIct the council would have been able to abaI),don the proposals, 
with the result that the 1864 byelaws would have remained in force. This has actually 
happened in other cases, and is bound from time to time to happen until power is given to the 
Board to overhaul existing byelaws, so that they shall not be faced with the alternatives. 
of allowing something which they regard as unsuitable or of leaving something still more 
unsuitable in force. 

This, then, is the crux of the whole matter. What steps can best be taken to ensure that 
local byelaws are brought and kept up to the standard attained by the models with, of course, 
such local variations as ale needed for local ch'cumstances? This involves two problems 
related but distinct: firstly, the best method to be adopted for bringing up to date existing 
byelaws which may be unduly restrictive, and secondly, the best method of securing that 
byelaws when once brought up to data Urrollghout the country shall not again fall behind the 
general level of the best practIce in building and development. 

33. It is rather curious that the Local Government Board not only have no power to 
impose any building l'eguIations of their own, but also have, or had till 1909, no power 
to withdraw their confirmation of byelaws once it has been given. The Board have, indeed 
(except as mentioned in paragraph 35 below), no power of any kind in regard to byelaws once 
confirmed; they cannot interpret them, enforce them, entertain appeals from their requirements, 
or insist on their l'epeal. 

34. For dealing with such difficulties of the existing position as ale properly referable to 
byelaws three methods have been suggested to U8, namely, the alteration of section 44 of the 
Housing, Town Plap.ning, &c., Act, 1909, so as to give the B08J.'d the powers which Parliament 
intended them to have; vcond1y, the conferring <!f a right upon a builder to follow the Board's 
model s61'ies instead of the series in force i u the particular distri<lt concerned, and thirdly, the 
Butomatic sweeping Q\vay of all existi!1g byelaws at a certain date or on different dates 
'according to the order ill which th~y were confirmed. The second of these methods was 
su'Ongly urged upon us by one or two witnesses, namely Mr. Betham, representing the 
Housing Orgallisation Society (Bethaln, 2454), and (if we rightly understood him) by 
Mr. White of tlle Building ll-ades' Fed61-ation (White, 6593, 6603,6633,6692), while others, to 
whom we put the question in the course of their examination, thought it possessed some 
attractive featllres (e.g., Will"',2967). We ourselves recognise that it is in some ways the 
readiest method for securing the object we have in' view, befo.ause it does not involve anJro 
interf61'eIlC6 with or alteration of existing byelaws against the will of the local authority 
concerned. 'We have, howevl'r, come to the conclusion that to have concurrently in operation 
a local series of byelaws and a model series pl'Opounded by the Board would lead to some 
confusion, might OCC'IISionally allow methods or materials which in local circumstances have 
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been properly fo~bidden by the local series, and would inevitably tend to lax administration. 
Local authorities would not consider it worth while to revise byelaws for themselves if this 
suggestion were adopted, while a further result would be friction and unpleasantness between 
the local authority and a builder who wished to follow the model (Ruthen, 3678). Moreover 
the suggestion involves giving the model statutory force, presumably in the shape of an Order 
of the Local Gover:'-ment Board, which would lead to difficulties as already explained in 
paragraph 26 of this Report. We have, therefore, attractive as this plan is at first sight, 
decided to reject it . 

. The other two methods we think might both be adopted with advantage. 
35. Section 44 of the HOUSIng, Town Planning &c., Act, 1909, to which we have already 

referred, is in the following terms:-
"If the Local Government Board are satisfied, by local inqurry or otherwise: that the 

erection of dwellings for the working classes within any borough, or urban or rural district 
is unreasonably impeded in consequence of any byelaws with respect to new streets 0; 

. bnildmgs in, force therein, the Board may require the local authority to revoke such byelaws 
or to make such new byelaws as the Board may cOllsider necessary for the removal of the 
impediment. If the local authority do not withi!;l three months after such requisition comply 
thel'ewith, the Board may themselves revoke Ruch byelaws, and make such new byelaws as 
they may consider necessary for the removal of the impediment, and such new byelaws shall 
have effect as if they had been duly made by the local authority and confirmed by the Board" 

This'section was undoubtedly intended by Parliament, and believed by its authors, to 
give an effective remedy for existing difficulties. It has, however, two defects. In the first 
place it is confined In its operation to the erection of dwellings for the working classes, 
whereas there is no more reason why a person building a palace or a factory should be 
afllicted with unreasonable 'byelaws than a person who puts up a workman's dwelling, and 
secondly, it requires, before the Local Government Board can take actIon under it, that an 
actual impediment to building must be proved to exist in the locality concerned. Some 
members of our Committee would have been pleased if the Local Government Board could 
have seen their way to extend their jurisdiction by adopting a Wide interpretation of the 
section, but we are not a cowt of appeal from the decisions of the Board, who have to act 
judiCially, and the evidence befOle us shows that the Boarq would have been glad to exercise 
jurisdiction under this sectIOn, but for the restricted view of their own powers which they felt 
compelled to take (Dolton, 135). In other words, it is the language of the section and not any 
want of willingness on the part of the Board to see byelaws brought up to date, which appears 
to have rendered tbe section nugatory in practice. Very little amendment of the section 
seems to be required to make it satisfactory in future, and, although we do not go so far as to 
recommend, as was' apparently suggested by one or two experienced representatives of local 
government (e.g., Morgan, 5370) that the adoption of the model code be forced on all authoritiee 
without proof that the local series is defective, we recommend that the Board should at once 
seek from Parliament powers of effective action when the need is shown, by procuring the 
repeal of the words which have led to difficulty (Dolton, 54; Wor81ey, 304; Dickinson, 981; 
Sutcliffe, 1763; Vernon, 2543; Strange, 3232; Elford, 3524 ; Jenkins, 3629, 3675; Earle, 
4080; Hoare, 5001, 5186; Barralet, 5595; White, 6593). This is the second urgent matter 
to which we have referred, as calling for action in advance of such fuller alterations of the 
law as th03 Board may decide to move Parliament to make. 

36. The third of the methods mentioned in paragraph 34, for securing the benefit of up­
to-date byelaws, involves n~ c:oercive action by the Local Government Boar~, but conSISts in the 
making of a statutory prOVlSlon that all byelaWS confinned before a certam date shall cease to 
have effect that other byelaws already in existence shall be terminable at some future date, and 
that any n~w byelaws confirmed hereafter shall run only for a period of years (Dolton, 81, 82 ; 
Chance 1073· Sutcliffe, 2030; Lloyd, 4041; Earle, 4154; Willis, 4402; Ba1'1'alet, 5596; 
Platt 6778). 'Any dates selected for these periods must of necessity be arbitrary, but we are 
incli~ed to think that a practical working rule would be to sweep away as soon as may be after 
the conclusion of the war byelaws confirmed before the 1st of January, 1901, and at a slightly 
later date all those confirmed in the years from 1901 to 1910 inclusive. We choose 1901 
because it was the year when the rural model was first issued, and 1910, ten years later and 
five years after the issue of the intermediate model, may be taken as roughly the date at which 
the Board's present policy of disc\lUraging any needless degree of control by means of fyelaws 
was fully developed. -

Following the last period, we suggest that all other byelaws, whether confirmed between 
the end of 1910 and the present time, or to be confirmed hereafter, shall automatically lapse 
at the expiry of, say, ten years from the date of confirmation. We ~ecognise that as most local 
authorities would wish to replace the lapsed byelaws by new ones thiS would throw a great deal 
of work upon the staff of the Local Government Board and of the authorities themselves. but we 
think that with the experience existing at headquarters the Board's staff should be able to get 
ull'\~ugh the work. We note that Mr. Dolton, Principal of the Legal Department, which is 
responsible for the ~nfirmatio~ of byelaws, favoured s~lCh ~ plan and did not suggest any 
practical difficulty in Its operation (Dolton, 81, 82). It IS a lIttle more doubtful whether the 
staffs of local authorities, many of which have had no experience for many years of the making 
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of new codes of byelaws, will be able to do their part, and we thereIore recommend that 
any legislation on this point should enable the Board by Order to extend for a period 
of not more than six months at a time or eighteen months in the aggregate any byelaws 
which are repealed by statnte in pursuance of this part of our recommendations. We 
should, perhaps, to avoid misunderstanding, point out that the repeal or lapsing of a code of 
byelaws does not necessarily mean that any change, or any considerable change, is made. 
It may involve no more than a fresh submission of the same byelaws to the Board for confirma­
tion, with a renewed compliance WIth section 184 of the Public Health Act, 1875, when, if 
neither the Board nor the local ratepayerR obJected, the old series could be confirmed again 
and resume it!! force (Sutcliffe, 2lO5). On the other hand, there would be a natural tendency 
for changes to be made ii, the direction of approximating to the model series, so that what 
Mr. Lancashire, the Leeds City Engineer, called a "national code" of byelaws would grow up 
(Lancashire, 6980). 

37. But even when all existing byelaws have been brought up to date it is almostinevitable 
that if the byelaw system is to continue at all, or indeEld if there is to be any form of regulation 
of new streets and buildings, occasions PlUst arise when a person will consider himself 
aggrieved by the operation of whatever provisions are in force. We proceed therefore to 
consider what should be the permanent machinery for mitigating h81·dship or dissatisfaction 
in re~pect of 'Such provisions. 

3S. We think that one cause which has led to a good deal of trouble in the past has been 
that a person who proposes to layout a street or to erect a building has had no practical 
means of obtaining in advance a binding decision on the question whether or 'not it 
complies with the law, or even a definite statement from the local authority of the respect in 
which they think it does not comply. 1£ he submits his plan to the local authority and 
the local authority pass it, it is even then not certain that he will be able to proceed, for 
if it should turn out tbat his proposals are in reality illegal, the passing of the plan by the 
local authority has no effect. This, though it is really so plain in principle that it scarcely 
needed a decision in the Courts to establish it, was expressly decided by a Divisional Court in 
Yabbieom v. King, in 1!l99 (1899, 1. Q.B. 444; 67. L J.Q.B. 560; 80. L. T. 159; 47. W.R. 
31S). 

39. On the other hand, in the much more frequent case, if a builder does not secure the 
passing of his piau eitber he must alter it, or, if he considers it complies with the law and is­
not prepared to alter it, he can go on with his building, and leBve the local authority to 
prosecute him or to take suc,h other steps as are appropriate on the footing that he has been 
gllilty of an infraction of the law (Dolton, 20; Abrahams, 4506; MOI'gan, 5446; Platt, 6789). 
It is true that he may apply for a mandamus to compel the passing of his plnn (Fovargue, 
6410), or probably he may, as the Committee are advised, apply under Order XXV., Rule 5, 
of the Supreme COllrt Rulea for a .. declaratory judgment 01' order" that thll plan complies 
with the law, bllt to go to the High Oourt for such a purpose is not a practical remedy for the 
ordinary mau. In most cases of dispute, even though the builder may be advised and satisfied 
that there is no lawful grollnd for the rejection of his plan, he will prefer to comply with the 
local authority's reading of the law, and even with their extra-legal wishes, rather than have 
the trouble and expense of proceedings in the Courts (Lloyd, 3307; Betham, 4662; Keen, 
4924; Soutar, 6195) which, be it notl'd, can, unless taken in the High Court, only take place 
after he has incurred the expense of \Jutting up the building or so much of it as will serve to 
raise the issue. Moreover, the local authority, whilst they are required to approve or disapprove 
within one month a plan submitted to them (section 158, Public Health Act, 1875) and cannot 
in law disapprove effectually unlpBS the plan contravenes a 'byelaw or other legal provision in 
force in the district (Regina. v. NelDca,stl9-~n-Tyne, 18R9, 6U L.T. 963; 53 J.P. 788, 5. T.L.R. 
467), are not bound to specify the reason of their disapproval, and do not always do so 
(Ooonce, 1159). It may sometimes be that the unwarranted rejection of a plan is due to a 
genuine mistake as to what the law requires, or it may be based upon what the other party 
considers a perverse interpI'6tation of tho law (Keeh. 4963), or merely on the .. practice of 
the authodty" (Be/ham, 4662; WiUialll8, 5072), or on what one witness called .. unwritten 
byelaws, existing only in the mind of the surveyor" (Soutar, 6192). The builder has no 
enforceable right to b~nformed which of these or what other grounds the local authority 31'6 
taking. He is told that his plan is disapproved, but not neceRsarily wnether it is 80 

disappro'ved as not complying with the byelaws, with some other provision of the law, or with 
'requirements without I\ny Itlgal sanctio~. It may occasionally happen that he is refused an 
intervie'v with the local autllOrity or the committee dealing with the matter, and that all his 
representations to them are filtered through the surveyor whose unauthorised requirements or 
whose interpretation of the byelaws or the statute law may be the BOurce of difficulty 
(Sutclifld, 2038). It seems to us essential, therefore, that when a local authority reject a plan 
they should be obliged to spt'Cify the particular legal requirement, whether of statute or of 
byelaws, which is contravened: This will do away with many complaints by ensuring that.­
the points at issue between the parties are defined, and that requirements are not imposed'tor 
which there is no legal warrant. It is clearly desirable that all objections to th~ plans should 
be notified together, and that points should not be raised when t.he plans are resubmitted 
which could have been discussed on t.he original. submission. It may be that section 158 of 

11\ 81SU 
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the Public Health Act, 1875, already covers this, but, if not, it might be possible to secure it 
by limiting the costs or penalties which, if a prosecution were ultimately necessary, could bo 
imposed upon the builder in respect of plans which had been twice rejected when once should 
have sufficed. 

40. Further, we think there would be much advantage in the creation of machinery by 
which disputes as to the true meaning of a byelaw could be determined in ad vance (Woraley, 640 ; 
Ohance, 1075; Sutcliffe, 2054), and, passing to the consideration of the method in which 
this can best be done, namely, by the Local Government Board, or by some other agency, we 
think the Board is to be preferred, although we do not exclude the further method set out 
in paragraph 43 below. It is an elementary principle that the lawmaker should not be 
the interpreter of law, and we accordingly reject one reason advanced in favour of giving 
this jurisd1ction to the Board, namely, that most byelaws are based upon the models, and 
that the Board can, therefore, be presumed to know the intended meaning of the clauses 

. (Sutchffe, 2060). We are not suggesting that the present right of either party to have recourse 
to the ordinary courts should be abolished. Weare strongly of opinion that there exists 
no ground for creating special machinery as the aole means for the interpretation of byelaws 
any more than for the interpretation of any other form of law, but if both parties to the 
dispute, that is to say, the builder or buildmg owner and the local authority, are prepared 
to waive their inherent right of having the matter decided in the courts, we see ·no objection 
to their doing so. We therefore recommend that the Local Government Board should be 
empowered to entertain a case stated by agreement between the parties under such rules as the 
Board. lay down, and always provided they deem the case suitable for decision by them, 
in substantially the same manner as they entertain a case under section 12 of the Poor Law 
Amendment Act, 1851 (Sutcliffe, 2061; Lancashire, 6998). Where the parties are unable to 
agree upon a case, or either party desires to have the matter decided in a court of law, 
or the Board consider that the issues raised are such as would be better decided in accordance 
with the existing practice, we think the jurisdiction should remain with the courts. Th1s 
would incidentally provide a safeguard against a danger which some of us have strongly felt, 
namely, any tendency to take trivial matters to the Board-such as whether a particular mortar 
was or was not properly mixed. The 'Board, baving an option whether to enteitain a case 
or not, would presumably decline to be troubled with mere trivialities; and, moreover, the 
parties would be unlikely to wish to refer them to London for decision. There might be some 
advantage if the Board wcre given the power which they have in relation to an appeal against 
a closing order under the Housing Acts, of stating a case upon a difficult point of law for the 
opinion of a King's Bench Divisional Court, but unless they did so their decision should 
be final. 

41. The only reason we can see against giving such a jurisdiction to the Board is the 
academic one we have already mentioned, and the introduction of a power of interpretation 
by the Board would have more advantages than any other course with the same object; for 
example, it would bring to light cases where a byelaw was working badly and ought to 
be repealed (Sutcliffe, 2060), or cases in which the model byelaws or the authorising statutes 
needed altering (Lancashire,7016). One incidental gain would follow to which we attach 
importance. It is the present policy throughout the model clauses to set up a standard and 
then allow alternatives, and we shall welcome any extension of this practice which the 
Board may consider feasible. For example, whilst the strength of walls 1S fixed in terms ot 
the ordinary brick wall which is the standard form of building in this country, any other 
proper form of walling may (according to the model) be put up, but it must, if designed to 
serve in place of a brick wall, be so constructed as to give, except in certain speClally provided 
cases, substantially the same standard of stabilJty. We have had complaints that some old 
byelaws have not the same elasticity as this, and we understand that local authorities sometimes 
object to the allowance of alternatives because their adequacy will fall to be determined by So 

bench of magistrates without technical qualifications to decide such points (Elford, 3411; 
Morgan, 5382), whilst, from the builder's pomt of view, the possibility of his having to brmg 
expensive witnesses to refute the opinion of the local authority's surveyor tends to' render 
nugatory the elasticity of such So clause (Mford, 4720). If there were ready to hand a body 
such as the Board, possessing technical and legal staffs, whose deClsion could be invoked by 
agJ'eement between the parties, it should greatly facilitate the inclusion in all byelaws of 
general clauses or this kind, and thereby secure the object sought by those who advocate 
discretionary control a~ a substitute for byelaws (cp. Elford, 4748 ; Morgan, 5473.j Searles-W o.od, 
5700; Platt, 6834). At present, of course, the Board have no power to entertam any questlOn 
of interpretation, and have felt bound invariably to decline to give opinions which on the one 
hand would not be binding, and yet on the oth'3r might tend to prejudice the decision of 
the courts. 

42. Another objection sometimes raised to this new procedure is that it mig~t produce 
delay but we think this objection is misconceived and that the matter would settle Itself. In 
-thi!'"fi~t place there would have to be an agreed case before the jurisdic:ion would anse, so 
that the parties would have the remedy in their own hands, and, secondly, 1t could be ~rranged 
that operations should be suspended until the decision was received. The effect of thIS would 
Qe that all :points as to which there WIIS any PQssibility of dispute would be collected together 



REPORT. 19 

and referred for decision at the outset. The builder would never seek to take a decision on a 
particular material whilst the building was in progress at the risk of delaying the work until 
the decision wall received. 

43. We have proposed to make the Local Government Board the tribunal for interpretation, 
after giving due consideration to various alternative suggestions. 

The one of these alternatives which involves the least disturbance of existing practice is 
that the petty /lessions should be given jurisdiction to try not only questions of infringement, 
a jurisdiction which, as stated in paragraph 40, we do not propose to dIsturb (except tO'this 
degree, that a decision of the Board in accordance with the procedure in the foregoing 
paragraphs would be binding as to the meaning of the byelaw), but also questions of 
anticipatory interpretation (Ohance, 1017). 

This plan, on the whole, we think might be adopted .. We do not suggest that either 
party be deprived of the constitutional right of going before the c~lUrts when there is any 
question of an olIence having been committed, that is to say, when the work in question has 
been executed, but of course a decision given at the stage of submission of the plans, on 
application to petty sessions or on appeal to quarter sessions, would have to be made binding 
in any proceedings at the later stage, sal-e perhaps on the High Court. 

In most cases, we imagine, where each party is acting on a genuine belief in the legal 
correctness of the contentions it puts forward, both will consider it important that the decision 
shall be by a body capable of a skilled interpretation (EarlP, 4168; Klford, 47201, which 
usually the local bench are uot (Fot·argue, 6413), and will therefore be willing to agree on 
a joint case for the Local Government Board, in accordance with the procedure suggested in 
paragraph 40, but we think that if for any reason one party is averse from so proceeding the 
other should not be thrown back into the present unsatisfactory position. 

Our suggestion in this matter may be regarded as bringing nearer to thEl people concerned 
the remedy which is now available, as stated in paragraph 39, to those who are able and 
willing to go in l~min8 to the High Court. 

44. The suggestions which have been made to us for constituting special machinery 
otherwise than by the methods already considered have been as follows;-

(1) The setting up of a tribunal on the general lines of the tribunal of appeal under the 
London Building Act, consisting of professional men with special qualifications in 
building matters, one such court or tribunal to cover the area of several local 
authorities and perhaps several counties. 

(2) The setting up of a similar tribunal in London sitting at the Offices of the Local 
• Government BORrd "but giving its decisions independently of the Board. 

(3) The adaptation of the " party wall" procedure of the London Building Act. 
(4) The giving of the power of decision to a representath'e of the Local Government 

Board acting in and for such an area a.~ is described in proposal number one. 

45. The last suggestion we reject with little hesitation. In the cases in which they now 
have appellate jurisdiction the Local Government Board can and frequently do employ one of 
their Inspectors (most often a technical inspector) to visit, or even hold an Inquiry in the 
locality concerned. The Inspector reports to the Board, but the decision is made by the Board 
acting in the manner provided by the Local Government Board Act, 1871, and the function of 
the Inspector is merely that of an 'intermediary between the parties and the Board. The 
decision is not hig. This system is well understood, has been found to work satisfactorily, and 
would, in cases where an Inspector's visit would be useful, pe adapted to our present purpose. 
It should not, in our opinion, be replaced by a method in which the Inspector or any other 
individual officer would be able to promulgate decisions of his own. No officer of the Board 
can do this at present except the District Auditor, who is a statutory official exercising an 
independent jurisdiction subject to appeal to the Board. and not bound by the Board's 
directions. \V e do not imagine that the Board would for a moment entertain the idea of 
appointing special officers of this kind up and down the country for the purpose we have been 
t'onsidering. We may refer particularly to the evidence of Mr. Dickinson and Mr. Knight, 
experienced officers of the Board and both heads of Departments operating largely through 
local inquiriE'S, and SUi"- a method of proceec;!.ing, however appropriate to the matters with 
which the District Auditor is concerned, does not seem to us to be suitable for the decision of 

,questions under byelaws. 
4G. The third suggestion we have also felt bound to reject, although it had the weighty 

8l\pport of the foul' witnesses who appearsd from the Royal Institute of British Archltectil. 
The system which they thought might be adapted for deciding disputes under byelaws is that 
which operates in London under Part VIII. of the London Building Act, 1894, when there is a 
dispute as to party structures. BrieRy the scheme of Part vm. of the Act is that where an 
owner wUilies to build partly on his own and partly on his neighbour's land, or to interfere 
with a structure alreadY built in that position, he gives notice to his neighbour and the two.or 
them agree on a surveyor who shall control the work and apportion the cost. In default of 
agreement each appoints his own, and the two Sllrveyors so appointed ch~ a third. A 
decision of any two of the BurV,"YOlS is binding on both owners, subject to certain provisions 
for taking matters into court (Pile, 5833). 

8S 
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We were asked to make a recommendation in favour of the extension of this system to the 
provinces (Piek, 5778), but in so far as the matter is one of private rights (Searles-Wood, 5853) 
it was clearly outsIde our reference to do so, and we can only deal with the suggestion in so far 
as the witnesses thought the procedure might be made applicable to the deciSIon of questions 
arising under byelaws. In this connexion the two original surveyors would be the architect, 
acting for the building owner, and the local authority's surveyor; these would choose a third, 
who would be seleded as having special qualifications in the particular matter in dispute 
(Pite, 5994; Searles-Wood,6089). The parties could, of course, agree to adopt this method 
now to dispose of a difficulty informally, so that the point of the suggestion is that the 
procedure should be made compulsory (Pite, 5789). 

The gravest objection which strikes us here is that byelaws are a part of the public law 
of the country, in fact of the penal law, and that arbitI'ation proceedings of this kind are only 
suitable in regard to private rights. It will be observed ~hat, as the decision of the three 

, surveyors may be given by a majority, the ultimate decision rests with one of them, on the 
natural assumptIon that each of those appointed by the parties would support the side by which 
he was appointed. Whether or not this would be always satisfactory to a person engaged in 
building or development (which may be doubted), we are clearly of opinion that no local authority 
could be expected to agree to questione upon penal enactmen~~, of which it is the administ.rator, 
being decided by a single unofficial personage, even though he were selected by a Government 
Department, as was suggested to us in order that this point might be met ( Searles- Wood, 5856). 

All the objections which we feel to the decision of such questions by a local represen­
tative of the Local Government Board apply, with the addItIOnal one that the third surveyor 
would, even if nominated by the Government, be a private person. H proceedings became 
necessary for enforcement of the decision reached, they would have to be in the ordinary courts, 
and it seems to us impossible to put the courts into the position of enforcing by penal sanctions 
the decision of an unofficial person upon a point of public law. On the other hand, If the 
court was not bouRd by the decision of the three surveyors, it could reopen the whole matter 
and the preliminary proceedings would b~ wasted. We have, therefore, come to the conclusion 
that this partICular method IS not appropriate fol' purposes such as we hav~ been considering. 

47. In favour of the establishment of allY localised tl'lbunal it can, of course, be urged that 
it would make it possible to obtain a decision on the spot WIthout the reference of cases to 
a distant centre, but on the whole we think that such a tribunal, whether permanently 
constituted, as some witnesses have suggested, or assembled from time to time from among men 
of eminence in the locality, would have disadvantages which would more than do away with any 
hypothetical gain in the way of speed. In partIcular it would be difficult to secure a proper 
constitution (Elford, 3540; Willis, 43!J9), and the diversIty of decision which would occur 
between one part of the country and another (Elford, 3540 ; Keen, 4919) is in our view fatal. 

48 The setting up of a special tribunal in London independent of the Board does not 
appeal to us. The Board, acting under the Act of 1871, can always command expert assistance 
wbere this is required. Moreover, the decision of cases of interpretation has not been in the 
past a matter for experts, whether architects, engineers, or others, and, vith all respect to 
witnesses who advanced another view, we think that it would be more suitably left to th .. 
Board, who have an admimstrative staff with legal and technical advisers, than to any technical 
body. The disadvantage of delay, which Borne people have alleged as a reason for localising 
the machinery would, so far as it is a valid objectIon to centralIsation, apply to an ad hoe 
tribunal equally as to the granting of jurisdictIOn to the Local Government Board. 

We have, therefore, come to the conclusion that in so far as any new procedure is necessary 
it should be by way of application to the Board and not to another different and specially 
constituted body. 

49. To summarise the alterations in the law which we advocate with particular reference 
to byelaws, we suggest ;_. • 

(1) That the principle admitted by Parliament in section 44 of the Housing, 'fown 
Planning, &c., Act, 1909, should be made to work.-

(2) That byelaws should be subject to periodical review. 
(3) That the Board, if requested by both parties, and the local bench, on application by 

either party in default of such a joint request, should have a power to interpret 
byelaws before the work in question has been executed. 

50. We pass now to some remedies which we reject. We have had a good deal of 
evidence as regards a so-called "appeal against byelaws," but nobody has made it plain 
whether the so-called" appeal" meant a right to challenge a byelaw as unreasonable in Itself, 
or a right to claim that a particular plan shall be relieved from the operation of a byelaw on a 
particular occasion. 

The two ideas when worked out differ toto coelo; the former is no more than an extension 
of section 44 of the Housing, Town Planning, &c., Act, 1909, an imperfect and unworkable 
~e~ion as it stands, wluch we have already said should be amended in this direction; the 

latter, which it will be obser\'ed does not remove the byelaw but only its operation in a 
particular case, goes to the root of public health administration. 

Sometimes it may happen that a person admits that his plan contravenes the byelaWb, yet 
is of opinion that the plan is 1111 the better for so doing (Willis, {3{1G; Williams, 5025); as it 
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Was put to U9, that it is "in accordance with the spirit of the byelaws, althbugh it may not be 
in accordance with the lette!'" (Ohance, 1066), or that it is "proved to be to the benefit of the 
public that a certain portion of the byelaws should be waived" (Searles-Wood, 5966). It is to 
meet this case that the U appeal against byelaws," of which from time to time there has been 
a good deal of loose talk, appem:s to be designed, and the ground on which the suggested 
innovation would, no doubt, be defended by its advocates is that even the best drawn byelaw may 
not meet all circumstances. The local authority, however, are not bound to take proceedings for 
an infringement of an absolutely trivial kind. such as justices would be cel'tain to dismiss under 
section 1 of the Probation of Offenders Act,l!J07. which has l'eplaced section 16 of the Sunmiary 
Jurisdiction Act, 1879 (Dolton, 171, Abraha1n8 4611), and where the proposed infringement is 
not trivial we do not think a breach 6f building byelaws can be differentiated from any other 
breach of law. A person ought not to be heard to contend that he nt'ed not comply with the 
law in force; if he is prepared to contend that the law is unreasonable or unduly restrictive 
or othel'wise ought to be repealed, his proper COUl'Se is to initiate proceedmgs with that object, 
for example, under section 44 of the Act of 1909 as amended in accordance with our recommenda­
tions, but meanwhile to car1'Y out the law, It may be said that in some cases the evidence 
necessary to support a general attack upon a byelaw, as to the meaning of which perhaps there 
is no dispute, is hard to collect, and thereforo that it is desirable to give the builder the right 
of applying to the Local Government Board to have his plan excused from compliance with it. 
This right would be anomalous, for a byelaw is a law as much as an Act of Parliament, and 
it could ouly be granted, if at all, upon condition that the Local Government Board, if they 
acceded to the builder's application, should invariably take into consideration the .whole 
question of the continuance of any byelaw or byelaws from which excusal had been given, in 
order to guard against the danger of particular exemptions from a byelaw which in itself ought 
not to continue, Even qtlalified in this way, we think that the expedient IS vicious in, 
principle, and ought not to be adopted, The suggestions in its support which have been made 
befc.re us, aI' elsewhere, seem all to have sprung from dissatilifactlOn with existing byelaws, 
and if other remedies for such'dissatisfaction are made available as we suggest, this one ;Will 
be unnecessary, 

51, A variant oIthis proposal which we have considered is that, if the local authority and the 
architect or builder are agreed that a particular plan might be excused from compliance WIth 
the byelaws, on tbll ground that, although in some respects it contravenes them, yet considered 
as a whole it contains proposals more suitable in all the circumstances than would be obtained 
merely by giving what is demanded by the byelaws, there might be a JOInt reference such as 
we Pl'opose on mstters of interpretation, and that the body to which reference is made should 
have a power of dispensing with the byelaw (Ohance, 1066; Lancashire 7103). As an 
example we may take the suggestion mado by Mr. Elford, of Southend-on-Sea, that where a 
building is to be I'e-erected in a main street the local authority and the building owner might 
ap:ree that the byelaw requirementa as to open space in the rear should be relaxed in. the 
particular case if mOl'e open space wel'e given at the front for widening the street 
(Elford, 3422, 4689), At first sight, and particularly when considered in the light of an 
illustration of this kind, the proposal may seem not to be open to objection, and it was rather 
strongly urged upon us by two or three surveyors to local authorities, who had doubtless felt 
a difficulty in their own experience from tbe absence of some power to make similar arrange­
menta. The main lins 6f division alPong advocates of this suggestion seemed to be whether 
the local authority were to have the last word if they granted the dispensation and nobody 
(such as an adjoining owner) took exception to it (Elford,3517, &c,), or whether the byelaw 
should only be relaxed or varied by some superior authe!ity, such as the local justices, 
(Chance, 1175; Vernon, 2596), the Local Government Board or their local representative 
(Elford, 3420, &c,), or some new central body (Willis, 3091), With one exception 
(Morley, 4335, &c,) there se6llted to be general agreement among witnesses who advocated 
relaxations of this kind that at all events the builder should be able to appeal if relaxation was 
refused (which brings us back to the last proposal, .which ws decided to reject), and the 
~nel'!1l opinion was that persolls aggrieved by the relaxation should have a similar right 
t8,g" Willis, 3143, 4323). The ;proposal shades off into the suggestion of a discretionary 
power to relax the requil-ements of byelaws, and the two ideas are not easy to distinguish. 

52, We deal more fully with the principle' of discretionary powers later, but taking for 
the moment the other plan as mentioned in the last paragraph, namely, that some body 
possessing independent status might be able to dispense with a byelaw if both parties agreed, 
and the appellate body itself was satisBed that the diminished requiremp..nt was not objectionable 
on grounds of public health, we do n.ot doubt that this might bl> convenient in certain cases, 
particularly such as that described by Mr. Elford with regard to open space, Mr. Elford's 
illustration was probably as streng a one as could be giVEn, but even in the case he put 
there is an obvious temptation to the local suthority, having considerations of traffic: as 
well as public health in mind, to agree, foo; the sake of space at the front, in the interests ... 
of traffic: and perhaps amenity, to a departure from a standard of air space at the rear whicll, 
in view of the statutory limhations on the byelaw-making power, would be none too high 
fur purposes of public health. The result Wl)uld be to place on the superior authority (if, as 
postulated above, one we:re set up) the invidious duty of refusing to sanction a plan favoured 

III SlUt as 
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by the local health'authority, while if no such superior body were brought in the danger that 
plans open on merits to objection would be passed would of course be greater. Even apart 
from objections on the merits in particular cases, it seems to us that the creatIOn of a power of 
the kind would introduce uncertainty into administration, would be contrary to the prinCIple 
of section 184 of the Public Health Act, 1875, and should be rejected. In cases where there 
might not be valid objectIOns on the merits, what was suggested could be done, as the law stands, 
by an exempting byelaw. It is always possible for a local authority who consider that .. the 
public interest is consistent with relaxatIOn of the requirements of the byelaws" in a particular 
case (Elford, 3490) to propose a speCIal exempting clause for the confirmation of the Local 
Government Board, and in some cases such byelaws have been confirmed. The Board are 
generally, and in our opinion rightly, opposed to this procedure, and normally would not assent 
to it unless they found that the requirement of the byelaw wa.. clearly inapplicable except in a 
purely technical sense, or, to quote Mr. Lancashire, that the byelaws" offend against common 
sense" in their application to particular circumstances (Lancashire, 7070). If speCIal exemptions 
are to be given to meet particular cases, we think that it should be done by byelaw, so that the 
provisions of section 184 shall apply and ratepayers and owners of property in the district may 
have an opportunity of being heard. In other words, if the method of an agreed request 
to an outside authority to allow a departure from a byelaw means that the existing publicity ill 
to be removed it is in principle open to objection, and would be more objectionable still if for the 
Board were substituted one of the speCIal tribunals we have described (and rejected for 
interpretation purposes) in paragraphs 44 to 48 ahove; If it does not mean this, it is unnecessary, 
for appropriate machinery by the adoption of a special byelaw is already in existence. 

, 53. There is one means suggested as possible for remeGlying existing difficulties which some 
of us at least would hardly have thought it necessary to consider seriously had it not been put 
forward by several expenenced engIneers and architects, and stated to have, at least in regard 
to the control of buildings, the approval of the Committee of the Institution of Municipal and 
County Engineers (Elford, 3384); that is, the substitution of ,discretIOnary control wholly or 
In part in matters where byelaws are the existing method. As we have already pointed out, 
these stand at the opposite extremes among pOSSIble methods of control. The discretionary 
method was adopted In the-Public Health Act, 1848, and was replaced by the byelaw method 
in the Local Government AC't, 185!l, but in the years immediately following 1858 the doctrines 
now accepted as to the nature and proper form of a byelaw had not been worked out, and 
many of the byelaws confirmed by the predecessors of the Local Government Board were in a 
discretionary form (Dolton, 14). 

There is a distinction on the surface between discretionary control and byelaw control 
tempered by discretion, with which to some extent we have already dealt in p81agraph 5], but 
the distinction seems to us to go no deeper, a purported byelaw framed to include a discre­
tIOnary relaxation being in reality but a discretion inchrectly given. We understand the view 
of the Board, maintained from the earliest days of theIr jurisdiction, to be that a discretionary 
byelaw framed in either way is not a byelaw at all within the meaning of the authorising 
statute. It lacks certainty, wruch is one of the fundamental characteristics of validity, and 
it fails to satisfy the provision In section 184 of the Act of 1875, that the actual requirements 
with which the public have to comply shall be ascertainable in advance (Dolton, ]8, 19). 
In other words, "every person, who by neglect of the rules which a byelaw is intended to 
" prescribe may be rendered liable to a penalty, is entItled to demand from those who impose 
" such rules a clear statement of the course of action which must be followed or avoided." 
(Local Government Board's circular of 1877, z"bid.) 

The proposal, therefore, whatever form it may precisely take, involves the substitution 
of an unknown and essentially unknowable factor for the factor of definition in advance, and 
thus cannot but be regarded as really the most revolutionaIY which was put before us. 

We are not sure that its authors so regarded it, and we can understand that a skilled 
municipal engineer, exercising powers deputed to him by his council, might well prefer to 
have a free hand in allowlUg and disallowing methods of construction or other matters 
concerned with building and development (whether or not byelaws purport to control them), 
and not merely to administer rules which he cannot alter-eyen carrying his preference to the 
extent of objecting to a right of appeal being given against his decision (Jloiley, 4606). 
But not only is there a wide dIfference in the capacity of local authorities' officials, which 
IS a fatal objection to a further suggestion made to us by Mr. Elford, that dl!,cretionary 
relaxations might be made on formal recommendation by the surveyor (Elford, 4692), coupled 
where necessary with the medical officer of health (Elford, 4837); the responsibility is and 
must remain that of the authority, it cannot be divested by any delegation of the details of 
administration, (Lnd the question must be judged upon this footing. 

54. We are not concerned to deny that a discretionary system of control might on occasion 
be convement to one party or the other. It was suggested by the Land Agents Society as 
a means of mitIgating undue rigour in particular cases (Earle, 4085), and we gather that this 

-in~in1y was the reason why it was supported by witnesses from the Royal Institute of British 
Architects. But witnesses who favoured it admitted that with byelaws of a modern type the 
possible usefUlness of discretion would be less (Earle, 4269 ; Hoars, 5221 ; Platt, 6785), and we 
do not think that any case has been made out for abandoning tho existing system. The 
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difficulties which have been experienced are due in Qur epinien net to. an)' cause inherent in 
the nature Qf a byelaw, but to. defective byelaws; to. these in particular which de net embedy 
the freedem fQr IIew metheds ef cQnstructien and design to. be fQund in the medel sel,'ies 
(Sutcliffe, 1929; Ea1'le, 4218; Morley, 4528; Morgan. 5498). 

Certain QbjectiQns in additiQn to. the legal Qne to. the discretIenary fQrm Qf byelaw are 
mentiQned in Mr. DQlton's evidence (e.g., Dolton, 169, 209), and the matter is rather fully 
discussed in the circular letter ef 1877, which he read to us. 

We agree that the sense Qf public duty o.n the part ef IQcal authQrities has much increased 
in recent years (Morley, 4470), and it must net be assumed that we impugn the capacity. 
Qf lecal authQrities in general to. exercise discretien. There is probably no. dQubt that 
nermally the larger authQrities at any rate WQuld use it preperly, but it is impQssible to. draw 
the line between thQse who. could and thQse who. CQuld nQt be trusted in this way \Dolton, 
209; cpo Sutcliffe, 2341, &c.; l.loyd, 3362; Elford, 4765; Platt, 6877). 

And apart frQm the PQssibility Qf interested actiQn, which hQwever rare it might be, 
we cannQt ignore (Lipscomb, 4143; Morley, 4335)., the mere fact that cQntro.l was discretienary 
weuld en the Qne hand be a temptatien to misuse and en the ether a CQnstant basis fQr 
cQmplaint (Sutcliffe, 1907). 

We are nQt here prejudging the questiQn which we shall censider separately whether 
particular topics such as the level width and censtructien ef new streets (see Mr. Wersley's 
evidence) might nQt be remQved frQm the sphere Qf byelaws to. the sphere Qf discretiQnary 
cQntrQl; we are d~alingwith the principle, and as a general principle we unhesitatingly decide 
in favQur o'f the maintenance Qf the existing byelaw methQd and against its supersessjo.n by 
discretien. 

FQr the mest part, the witnesses with mQst direct experience ef lQcal gevernment were 
either against the giving ef discretiQnary pewer, er WQuld Qnly give it subject to. qualificatiQns 
which shQwed tbat they did net think that a pure discretiQn WQuld be safe. We may qUQta 
frQm Mr. VernQn, who., thQugh he appeared en behalf ef a prQfessiQnal bQdy, the SurveyQrs' 
InstitutiQn, had axperience as a county alderm,an, a tQwn cQuncillQr ef ferty-feur years standing, 
five times maYQr, and fQr ma~y years chairman ef the CQmmittee dealing with the plans Qf 
buildings in the bQrough ",here he lived. After stating that Qf three successive cQdes Qf 
byelaws in fQrce in his periQd Qf service 0.11 tbe cQuncil, the earliest were the hardest to 
administer because they were discretionary, he gave the reasQn as being that this discretiQn 
was" always the subject Qf a difficulty, rivalry, jealQusy, and, sQmetimes, I am SQrry to say, 
ef favQuritism" (V lJ'I'non, 2523; cpo Chance, 1066; Morgan, 5382, 5552; Fovargue, 6540; 
PlaU, 6786). 

Mr. Willis, the very experienced surve;XQr to. the Chiswick District CQuncil, did nQt appear 
to. differ (Willis, 3006), althQugh he favQured the substitutiQn ef discretiQn in cQntrol fQr the 
:present system if appeal machinery, nQt susceptible to. Ie cal influence, could be devised 
(Willis,4341) 0.1' Qther safeguards given (Willis, 4605), and, in speaking ef lQcal authQrities, 
was careful to. shQW that he made no. aspersiQl1S Qn their hQnesty (Willis, 3162). 

55. In Qrder to. aveid PQssible misunderstanding it is necessary that we sheuld make 
clear ene distinctiQn. There is a commQn type Qf byelaw which (usually after setting up a 
standard) gQes 0.11 to. provide that the process with which the byelaw deals may be dQne 
Qtherwise in a satisfactQry manner. This leaves what is "satisfactQry" as a questiQn ef 
interpretatien (to be decided by the;oourts at present er under the new prQcedure we have 
recommended by the Local Government Board if the pw:ties so desire); there is here no 
discretiQn 0.1' uncertainty. , 

Such a clause is entirely difiel'ent in legal effect fl·or. Qne which says the thing shall 
be dQne "in a mo.nnar satisfactQry to the lQcal authQrity" (cp. Elford, 4748), and we have 
aheady stated (in dealing in paragraph 41 with the subject ef interpretatiQn) that we think 
it is a useful fQrm, which might well be extended Qn lines already in the models. 

56. The suggestien of discretien in regard to the cQntrol ef buildings, whether in substitu­
tiQn fer or in mQdificatiQn of the existing byelaw kystem, is sometimes sUPPQrted by the 
supPQsed analQgy Qf Londen, aod the LondQn system is also. semetimes alleged as a precedent 
in supPQrt of the .. appaal against byelaws" of which we have already sPQken (e.g., Chappell, 
3700). It may therefQJ;1l be desirable that we shQuld devete some attentiQn to the Londen. 
Building Act methed orcentrol.· , 

We have net construed eur terms ef relarence as antitling us to take evidence which would 
lead to Qur making any recommendations in regsI'd to Londen, where building is nQt under 
the Public Health Acts and where the controlling authorities for building are almost entirely eut­
side the jurisdictiQn ef the Local Government Board, and we enly mantien LondQn by the way 
and for the reasQIlS we have stated. ,The London system is peculiar. The main governing 
provisiens are in the Londen Building Act of 1894, which has been amended since in some 
particulars, but withQut any change in the system ef control. Thare are in London few 
byelaws as to. subjects within eur reference; and those thare are, made eithar under the. 
Metropolis Management Acts, 1855 and 1878, or under the Public Health (Londen) Act, 1~1, 
do not materially effect this statement of the general system, Control is vested as to all 
ordinary matters in the District Surveyor, an official peculiar to Londen, apPointed by the 
CounQr Council but exarcising an, independent statutory jurisdictien (Davidge. 6066), which 

at 
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distinguishes his position from that of the surveyor to an extra-metropolitan authority. The 
London County Council have also special powers in regard to certain matters. The law which 
the District Surveyor administers is to be found in the Act of 1894 and its amending Acts. 
Plans are submItted to him and he determines whether they are in accordance with the law, the 
correctness of his view being opl'n to be tested by proceedings in the courts for non-compliance 
(Davidge,5816). So far the net effect from the builder's point of VIew is much the same as 
outside London: there is a code of law (statutory and somewhat rigid, it is true, and in general 
unr~vised since 1894, whereas byelaws of that age would now be considered out of date), and 
if a breach of law is alleged to have occurred the question is tried by the ordinary courts. 

In addition to this, however, the London system includes certain di~cretionary powers 
which do not exist under the Public Health Acts. The matters which are the subject of 
discretion are not many, and they do not seem to be selected 011 any logical basis, such as the 
difficulty of regulating them by rules ascertained and stated in advance. We are indebted to 

. Mr. DaVidge, one of the witnesses on behali of the Royal Institute of BritIsh ArchitActs, and 
himself District Surveyor for Lewisham, for a summary of these, from which we take the 
examples in the following paragraphs. The references are to the London Building Act of 
1894. 

ThuB the District Surveyor has power to define what is meant by "level of the ground .. 
for the purposes of the Act (s. 5 (8)), a matter which elsewhere would be one of fact for 
determination in the ordinary way. HIS decision here is subJect to appeal to the Supermtending 
ArchItect of the County Councilor the Tribunal of Appeal (as to which see below). He may 
require additional storey posts beneath a bressummer (s. 56 (1», a matter which elsewhere 
would be one for byelaws, and in fact is covered by the urban model. He has absolute control, 
subject to appeal to the Tribunal of Appeal, over the construction of all public buildmgs 
(s. 78) (Davidge, 5813). This appears to be the most extensive discretionary power vested in him ; 
here again the matter is elsewhere one for byelaws, and the model series of the Board contain 
clauses on the subject. 

The Superintending Architect of the County Council has a power subject to appeal to 
define the general line of buildings (ss. 22 and 25), to determine the street or streets in which 
a building IS to be cousidered situate (s. 29), and to determine which sides of a building are the 
front and rear (s. 46). It will be seen that these three are, so to speak, adjectival powers; they 
are powers to do something which shall be a condItion or preliminary to further action. In 
the Public Health Act system the first power cannot be said to exist, there being no purpose 
for which a general line of buildings has to be defined; the other two would fall to be exercised 
by the justices or court before whom proceedings might be taken for a breach of byelaws 
requiring (for example) open space in the front of a new building. 

The London County Council have various discretionary powers subject to appeal to the 
TI'ibunal, and others WIthout such appeal. Thus where a new street is proposed which does 
not comply WIth c61tain prOVIsions in the Act, they can sanction its laying out upon 
conditIOns which they may prescribe (ss. 1 and 9), and within certain limIts the pOSItion of 
a new building in relation to centre of the street may be determined by them (s. 13). The 
former powcr is possessed by no extra-metropolItan authority, and the latter power goes a 
good deal further than such an authonty can go under byelaws. Their power under 
sections 22 and 73 to deal with buildIngs proposed to be brought in front of the general 
line goes further than an outside authority can go under the Public Health (Buildings in 
Streets) Act, 1888 Other powers, which to a large degree correspond to those exercised 
by outside authorities under byelaws, are as to open space at rear of buildings (ss. 41-44), 
height of buildings (ss. 41-49), and buildings on low-lying Jand (s. 122). All these Fowers are 
subject to appeal to the Tribunal. 

Powers not so subject are to allow the placing of timber in the face of an external wall 
(s. 55) whICh elsewhere is allowed under the model and all ordinary byelaws, ond t.o approve 
the thickness of walls built of materials other than those specified in the Schedule to the Act 
(Schedule I, rule 4), and the conversion of building1 in such a way as not to conform to the 
Act (s. 211). 

57. It will be seen from the foregoing statement that the London system is by no means 
simple. It involves at least 'three different methods of control, viz., statutory requirements 
enforced by the District Surveyor and magistrates, discretion without appeal (by the District 
Surveyor or County Council) and dIscretIOn with appeal (by the District Surveyor, County 
CouncIl, or Superint.ending Architect). 

We }lave said that the principle of what is loosely or vaguely called" appeal against 
byelaws" is sometimes said to be supported by the precedent of the existence of the London 
Tribunal of Appeal, but as the foregoing statement shows the overwhelming majority of matters 
arising in connexion with buildings are outside that Tribunal's jurisdiction; the TrIbunal exists 
to settle disputed questions of discretion (and not even all such questions), and not matters 
"'w~ich are governed in London by rules in the London Building Act or would (for the most 
part) elsewhere be governed by byelaws. 

In other words, if the system of laying down rules in advance were to be supplanted by 
the dIscretionary sy~tem, the London Tribunal of Appeal would be IL precedent, both in the 
fact of its existence and the mode of its formation j but since we have rejected this solution the 
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fact that-a Tribunal has been set up for certain purposes of appeal in London is no argument 
for giving an appeal elsewhere. 

58. Before concluding this part of our Report we must refer to the Public HeiLlth Acts 
Amendment (Building Byelaws) Bills of 1905 and 1906 which both passed Third Reading 
in the House of Lords (Dolton, 69). These BIlls as amended in Committee proceeded on the 
lines of exempting certain detached buildings from the local byelaws in a rural district, with 
a power given to the Local Government Ikard (in Committee on the Bill of 1906) to extend 
the exemption to an urban district on petition from the ratepayers. There might be little 
Objection to this on practical grounds, 80 long as the exemption did not extend to sanitary 
byelaws, but we consider the propoeals we have made will secure the object in a better way. 
We may point out that with the rural model (which is confined to sanitary purposes) the Bill 
would be unnecessary, whilst the intermediate model deals only (and in clauses which are 
by no means stringent) with the most important points for seem'ing fire prevention and 
stability, and contains a general exemption for buildings erected singly or in pairs and 
detached from others. 

The Bill of 1905 contained a clause (also in that of 1906, but omitted in Committee) 
which in principle anticipated section 44 of the Housing, Town Planning, &c., Act of 1909, 
and this will of course be covered by our recommendation for making the last named 
section work, in paragraph 35 above. 

The remaining operative clause was intended to enable excueal to be granted in 
particular cases. With this suggestion we have already d~lt (paragraphs 50 to 52). 

CHAPTER IV. 

Control of Streets. 

59. In the last chapter we attempted to diagnose complaiuts arising from the control 
of strPets and buildings generally and to prescribe remedies which we hope will cure such 
troubles 8S exist in regard to buildings, and will help in regard to streets. 

But the control of streE'ts is a mstter of so much more difficulty than the control of 
buildings, that in regard to streets the comparatively simple treatment we haye so far 
suggested requires to be supplemented, and in the present ~hapter we shall deal with the 
problem~ placed before us. in this branch of. our inquiry. 

60. Of all the complamts on any subject which we have re~eived the most bitter have 
related to the conditions upon which local authorities are willing to take over the maintenance 
of private streets, and of all the questions we have had to consider this has been the most 
perplexiJlg. As we stated in para~raph 24 of our Report, and cannot too clearly emphasiRe, 
this is not a byelaw matter at all as the law now stands, and if we had felt justified in 
interpreting our terms of referen~e in a narrow sense we might have excluded evidence upon 
the subject, but we have felt unable to do 80 for the following reasons:-

(a) It has been alleged by soml' witnesses that it would be better if this were made 
a byelaw matter (SuLcliff J, 1949, 2182). 

(b) It is to eome extent involyed with questions which are the subject of byelaws or 
regulations, for instance, regulations as to draia and sewer communication under 
section 21 of the Public Health Act, 1875, and byelaws with. respect to the level. 
width and construction of new streets under section 157. 

(e) It is obviously a matter closely bearing upon building cost (it was even said by one 
witness to be .. a dominant bctor on the part of the ordinary landowner who 
is trying to deyelop his estate" (Lip:rcom/;, 4178», and our inquiry would have 
been very on&-Sided if we had not given it consideration. 

So close indeed is the connexion between this and the various matters which can be 
governed by byelaws ul¥'er the existing law, that we found several witnesses I'ither unable to 
distinguish them, or at any rate spe,aking as if under the impression that this mstter also was 
the subject of such byelaws (Earll!, ~196; Waring, 5009; WiZlia1ll8, 5013; Fide, 5743; 
Wllita, 6608). This is a capital instance of the confusion ensuing from the present law to 
which we hanl referred in paragraph 24. It cannot be too clearly understood that byehws 
:10 not deal and cannot under the existing law be made to deal with the conditions upon 
which streets are taken over. 

61. A note of the legal position on thiS Bubject may be helpful here. Byelaws are 
authorised to be made with respect to the leYel, width and construction of new streets, and the 
urban and intermediate model series contain clau'3eS on these three matters. These clau~ 
however, do not (and indeed, as we have said, cannot) affect the street except at the stage of 
laying onl, and the construction clause in the models does not make constructidD. compulsory. 
rerbaps bec;ause there is no guarantee that any work done at this Btage will not be destroyed 
Ul the course of building operations, or. if it survives these, will not be .. scrapped" at the 
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stage of taking O\'er. This model clause accordingly goes no further than to provide that 
where a person who lays out a new street does in fact construct it, he shall make a 
carriageway and footways In certain proportions, and that the height of the kerb and the 
slope of the carriageway and foot ways shall comply with certain requirements. The clause 
is so framed that gras~ margins and similar features are permissible at the option of the 
peraon laying out the street (Worsley, 266, 541). Even thiS small degree of construction 
is optional, being conditioned upon the person'£ electmg to construct the street at all, and 
moreover no provisions are Included as to the material of or the depth to which the carriageway 
and·footway are to be constructed (Worsley, 468). 

We understand that a few local authorities have altered this clause to require that the 
person who lays out a new street shall in every case do some constructIOnal work, and that 
others, with or without the last-mentioned alteration, have included some provisions as to the 
matel'1als to be used, the depth of the foundation and such matters (Sutcliffe, 1948). 

62. 80 much for existing byelaws on the subject, but whether or not construction is 
compulsory at the stage of laying out, and whether or not constructional work has then been 
done, the local authority have an option under section 150 of the Public Health Act, 1875, or 
under the Private Streets Works Act, 1892, to refuse to take over the new street and maintain 
it unless it is first made up to their specification. It was alleged in evidence that local 
authOrities in determining whether they will assume responsibility for the maintenance of 
existing streets, and wha.t conditIOns shall be imposed if they decide to do so, frequently 
insist upon conditions more onerous than circumstances warrant, that is to say, that m order 
to satisfy a particular authority's own prefe;rence (Sutcliffe, 1941, 2126; Chappell, 3772; 
WiUtams, 5273), or for the sake of saving comparatively smail sums in annual maintenance 
(Sut-t'ffe, 2186), a local authority may require an estate owner to go to a capital outlay of 
disproportionate amount (Lloyd, 3!J93 ; Whzte, 6614) ; and secondly, that when a building 
estate is laid out thtl authority will not always give information as to the conditions on which 
they will ultimately assume responeibility for the streets (Sutcliffe, 2179; Lipscomb, 41351. 
The recent case of BristoL Corporation v. Sinnott (1918. I. Ch. 62; 87. L.J. Ch. 30; 
1l7. L.T. 644; 82. J.P. 9; 15. L G.R. 871) seems to suggest that theIr power to lay down 
ulliform conditions in advance (assuming them to adopt this method of overcollling the 
objACtlOn we have stated) may be open to some question. Thirdly, it has been alleged that 
even where information has been given, the developing owner has sometimes incurred 
expenditure in the construction of the roadway and the sewers on the faith of the local 
authority's statement, only to find, after some few years, that the specification has been 
changed (Sutcliffe, 2179; Lipscomb, 4233), and that he is required, if he Wishes to have 
the street taken over, to remove perfectly good work on which he has spent large sums 
of money, and do it again on a more expensive or a different Beale (Lipscomb, 4136; 
Williams, 5013; Barralet, 5588). We are unable to say how far these allegations can 
be proved, or how often, in practice, work already done at the earlier stage, whether 
voluntarily or compulsorily, has been required to be undone at the stage of taking over, 
lind we doubt whether local authorities generally would be so unreasonable as to ignore 
the existence of good WOl'k and force it to be done again, but WItnesses sent before us by 
societies representmg different interests, whose personal experience lay III widely separated 
dIstricts, have as regards this matter told us the same tale. Rightly or wrongly, a belief that 
local authorities are prone to make unreasonable demands III regard to the making up of 
streets before they will take them over is eVidently a cause of widespread disoontent, and 
there has been some eVIdence of work properly done and of a SUbstantial character having to 
be pulled to pieces and entirely replaced. The alternative, if the owner of the street is not 
prepared to do such work, is for lum to continue responsible for the condition of the street, 
which obviously affects the selling value of the plots, so that he is in practice compelled to fall 
in with whatever requirements the local authority see fit to impose upon him. We trust and 
believe that the evidence we have had of unreasonable requirements in this direction is 
exceptional, and that local authorities generally would accept work propelly done and still 
in good condition as an instalment towards the ultimate making up, which must, we think, 
still largely remain in their dlscretlon. 

63. At present it is urged that there is no efIecth'e appeal from the local authorities' 
requirements, and we have given much attention to the question whether any, and if so what, 
further control in this matter can be imposed 011 them by methods within our terms of reference. 
We have questioned several. witnesses as to the possibility of bringing the conditions of taking 
over within the scope of byelaws, as thele is no doubt that this would tend to standardise them 
and to make them ascertainable. Whilst we remain of opinion that it would be desirable to 
make these matters the subject uf byelaws, If it could be done, we have reluctantly come to 
the conclusion that not all the details of final street construction would be swtable for inclusion 
in a byelaw, and that the requirements in respect of each individual street are likely to be so 
different that the whole making up cannot become a byelaw matter. We think, however, that 

"Wl'ftlre a local. authority has any byelaws in force as to new streets some elementary byelaW!! as 
to their construction might always be included, so that the iuitial construction and the width 
may be brought in relation, and the former be reviewed by the' Local Governm~nt Board 
when considering the Council's proposals as to WIdth (cp. Sutcliffe, 1949; Jenkmll, 3696; 
Ellord, 4783; MO"gan, 5410; Barralet, 5584; Pick, 5881; Platt, 6854). 
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64. There are two incidental advantages in the making of byelaws 011 this subject, namely, 
that it would discourage the speculative laying aut af lengths of street, far ip ad vance of all 
requirements and of facilities for sewerage and drainage, which is a Iluisance. to. the public 
and to the inhabitants (Elford, 3558; Barralet, 5562; White, 6696), and, secondly, tha~ it 
would encourage the maintenance of streets by the lacal authOl:ities from the earliest practicable 
stsge (Willis, 3100; Ellard, 4703). Whilst we do not go. so far as to. recammend that any 
fresh pawers shauld be given to develaping awners or athers by which lacal autharities shauld 
be compelled to. assume full respansibility far the maintenance af streets before they themselves 
feel prepared to do. sa, it is a questian whethel; this should nat become a public charge as Baan 
as passible (Morgan, 5537, 5554); indeed it might be desirable that befare final respansibility 
passes to them the local autharity shauld, subject to. recourse against the awner, defray the 
cost af keeping up, and shauld cantral the street (Elford, 481(). An abviaus carallary af this 
is that the develaping owner should put it into reasonably gaad eandition to. bear the traffic in 
the eady days before the stage of final taking aver cames (Willis, 3157; Elford, 3536 ; 
Willia11l8, 5105). 

A method was described to us by Mr. White, ane of the witnesses an behalf of the Building 
Trades Federatian, which seems to. suggest that an adequats raad for the purpases of traffic at 
a time when the street is grawing up could quite well be canstructed (White, 6696), and if 
samething of this kind were required in the byelaws with respect to. the construction af new 
streets we think it wauld be advantageaus to. the residents in the street, to. the publlc generally, 
and nat least, since he would acquire 'certainty as to the requirements and the pratectian of 
section 184: of the Public Health Act, 1875, to. the developing awner himself (Earle, 4240). 

It should be provided that any worle done in pursuance of such a byelaw at the initial 
stage should not be required to be dane again at the stage of taking aver, unless for same gaod 
cause; it might be desirable to provide more definitely than is done in the exiflting Acts far 
an appeal in this case, that is to say, where byelaws have been made and satisfied, but it is 
demanded that the work be dane./1gain. 

65. As regards the ather requirements to be impased at the taking-over stage, we fav~ur 
in principle the suggestian made to. us by ;Mr. Sutcliffe and accepted by athers, incl)ldlDg one 
af the witnesses who. appeared on behalf of the Assaciation af Municipal Carparatians 
(Fovargue, 644.2), namely, that local authorities should be empowered by law from time to. 
time to fix in advance the maximum specification which they will impase, without being bound 
to insist upon it in every case (Sutcliffe, 1944; lloyd, 3927-9; Lipscomb, 4183; Platt, 6803). 
These specifications are essentially a local matter, and therefore susceptible of being 
gaverned by la.ws made by the autharity of e!lCh locality as byelaws are made (Abrahams, 4488 ; 
Willis, 4498; FOlJargue, 6441). On the other hand, it is of the essence of a byelaw that it 
should be fixed, and that there should be ItO discretian to vary its requirements, and accordingly 
we do. nat suggest that the praced1j.re should be farmally by byelaw. By way of compromise, 
we think it wauld be best far a specificatian to be drawn up in every district, probably with 
diffelent classes af requirement, according to the different kinds of road which are likely to be 
laid aut (Fovarflue, 644l ; White, 6t119), 'and that that specificatian, althaugh nat a. byelaw, should 
like a byelaw comply with the requirements of sections 184 to 186 af the Public Health Act, 
1875 (FOlJargtl6, 6463, 6513; Platt, 6851). The specificatian cauld, af caUl"Se, like a byelaw, 
be repealed ar altered as orten as wOf necessary withaut prejudice to work or plans already 
dane or passed in accordance with it. 

This wauld give the. developing awner that measure af certainty in regard to the 
requirements with which he must comply, the absence of. which seems to us to be a most 
serious charge against the present system. It wauld also preserve to the local autharity 
a power which they would nat have under a byelaw to reduce the requirements in particular 
cases, such l-eductian being made nat as of right, bllt as a cancession where circumstances 
justi6ed it. We think the inherent difference between this class af work and those dealt 
with by byelaws is sufficient to justify what we ~pre~sly reject in regard to byelaws, namely, 
1\ power to allaw same thing less in particular cases than i!'l required as the legalruaximum. 

An alteration of the law in this sense wauld, we are convinced, do away with a large 
proportion of the complaints which are being made as to the construction of new streets, 
complaints which hav~ tended to bring byelaws into disrepute .almost ,mare than. any 
athers, althaugh, as we have shown, they have for the mast part no. relevance to byelaws 
whatsoever. 

We 1lllderstaud that in some districts the local. authority has fixed a .. standard price .. 
for each class of street works so that a developing owner knaws definitely, befare he 
cammances to layout a new street, that if the traffic over that street when formed should 
develop or be likely to develap so as to necessitate an expensive specification, he will have to 
pay no more than far a street with ordinary traffic. We think this method is likely to be 
useful, especially in districts where there is heavy traffic. 

66. Of less difficulty than the question of the makipg up of streets for adoptian 'r;; 
the local authority, but still cne involving some awkward oonsideratians, is that pf the method 
of regulating their level, width and construction at tl1e stage of laying out. The Public 
lIealth Aets allow byelaws to be made with respect to the level, width and constructian cf new 
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streets, and the motlel series for urban districts has always contained provisions on this subject. 
It was commonly complamed at one time that these were rather rigid, particularly in their 
requirement of a uniform width of thirty-six feet for ordinary carriageway streets. To meet 
this criticism, the Board, in 1912, re-cast this group of clauses, and incorporated them in a new 
form in the urban and intermediate codes. The rural model code, from the commencement 
has contained no clauses as to streets. ' 

The model streets clauses, as they now rnn, make provision for principal approach streets 
of four classes, namely, (a) carriageway streets in whi('h the buildings may be up to the street 
bouJida:y, (b). carriageway .streets in which the buildings are set back, (e) non-carriageway 
streets m which the bmldmgs may be up to the street boundary, and td) non-carriageway 
streets in which the buildings are set back. 

The standard width in (a) is thirty-six feet, and that in (e) twenty-four £eot, the street here 
being limited in length. The width of street, the set back of the buildmgs, and a suggested 
limit on the length of the street are in (b) and (d) left blank so as to encourage the local 
authority to adapt the clauses to the needs of the locality. Indeed, it is possible, and 
we understand that proposals have in fact been made by Bome local authorities, and when 
made would in principle always be allowed, to re-duplicate these sub-clauses, particularly (b), 
so as to provide a complete sliding scale of widths according to the set back and other 
limitations which the developer adopts. Moreover, the standard width of thirty-six feet 
is not infrequently increased, so as to give a still greater range of variatIOn. This, it will 
be seen, deals so far only with the width. When we come to the constructIOnal clause (still 
keeping to the stage whlch can be dealt with by byelaws, that is to say, the stage of laying 
out), we find correspondmg alternatives and blanks, the clause being so framed that the width 
of carriageway and footway can be proportioned to the width of street, and that, particularly 
where the width of street is more than the compulsory minimum, the developing owner 
shall have an option to lay down part of the street in grass margins, or some similar fashion, 
instead of maklllg the whole surface available ror traffic. An essential feature of this group 
of clauses is that the alternative conditions are fixed in advance, and the developing owner has 
entire freedom to decide in which of the various methods to proceed. 

67. The scope or these byelaws is somewhat limited by the fact that they are tied down 
by the authorising statute to the street itself. It is not possible, as the law now stands, to 
fix by byelaws the set back of the bUildings, except to the limited extent to which we have 
referred III tb) and (d) above, where a developing owner voluntarily adoptlDg a building line 
which cannot be imposed upon him is allowed to reduce the amount of land dedicRted to the 
street itself, thus maklllg substantially the same sacrifice as if, the street itself being of the 
full byelaw width, he brought his houses right up to the street line. The fact that the option 
under these clauses is given to the owner, and that the local authority have nothlDg to say 
to the mode in VI hich he exercises it, is undoubtedly felt to be objectionable by some authorities 
(Lancashire, 7024); whilst theJimitation on the byelaw-makIDg power ties their hands in some 
degree as to the proviSIOns which they will insert. It was for these reaSODIl, we suppose, that 
the Board's architect suggested that the level, width and construction of new streAts, or at all 
events the first two, might be removed from the sphere of hyelaws to that of discretionary 
control, and although we cannot see our way to adopt It we fully admit the force of his 
suggestion (Worsley, 308). 

68. As regards level, we see no particular reason why this should remain a byelaw function, 
although there is no objection to its doing so, and therefOIe no need for a change. Construction, 
we think, ought so to remain, substantially for the reasons we have given in speaking of 
construction at the later stage, the stage of taking over, with which we have dealt more 
fully in paragrapha 61 to 64 above. 

As regards width, we think that this had better I'emain a byelaw function as at present, 
but that the law on the sllbject should be altered to enable further and better byelaws to be 
made. Even in the particularly dilIlcult conditions of South Wales, the local witnesses thought 
the width of the streets was a matter with which byelaws could adequately deal (J enkin8, 3692 ; 
Chappell, 3723; M01'gan, 5417). The authorising stahlte should, however, be considerably 
widened. Thus it is (to say the least) doubtful, as the law at present stands, whether a 
condition adopted by the owner that he will set back his building or erect a particular class 
of building only is enforceable against him. We do not think that such a condition would, 
in legal phraseology, be taken to :run with the land and bind a subsequent owner, or indeed 
the owner who first accepted the condition, if he desired to be bee of it, and as the model, and 
all byelaws as to streets of modern type, are framed to allow the standard width to be reduced 
if certain conditions Bre accepted, any doubt as to the validity of such conditions should be 
removed. It is true that by tbe combined operation of the restrictions contained in the 
Public Health (Buildings in Streets) Act and the byelaws as to open space, substsntially the 
same result may be achieved if the condition is that the buildings be set back. But we think 
~ould be more satisfactory if a clause were passed through Parliamerrt making definitely 

binding any such conditions as are embodied in the model byelaws, both against persons who 
have taken advantage of them and against subsequent owners of the land. 'fo carry this a step 
further, we thIDk something would be gained if byelaws could be made for fixin~ building 
lines, that is to say, the lines in front of which buildings ruay not be placed {Sutcliffe, 2343; 
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lloyd. 3921; Willis. 4367; D(]Il)idge.5843). The scheme of the Public Health (Buildings 
in Streets) Act is that where one man erects a building in a street it shall not be open to his 
neighbour to bring a new building nearer to the street line than that already there without the 
consent of the local authority (Dolton. 225). There is much doubt about the true meaning 
of this Act in relation particularly to buildings sepllrated by intervening plots (Sutcliffe. 2347 ; 
Barl·alet. 5579). and we do not think that the vesting of the power of excusal in the loeal 
authority is altogethf'r satisfactory. since one effect. if not one purpose. of the Act is to protect 
the existing property of an mvuer who voluntarily sets back his building further than he need 
do. and it might be argued thl>t he acquires rights which ought not to be taken away from 
him without his own consent (Dat>idge. 5983). 

69. We think. therefore. that local authoritiesiilioulcfbe empowered by byelaw to determine 
the set back of the buildings in new streets. and that any land. required under such a byelaw 
to be free from buildings. should not afterwards be built upon. There would thus ~e two lines 
to be fixed by byelaw. namely. the boundary of the street. and the line of buildings. but this 
would in no way interfere with the principle.of the existing model byelaws. It would still be 
open toO a local authority. and in many cases would be deairable. to follow the principle now 
embodied in the models and fix yet another line Oess rigorous than the maximum street width) 
up to which a man might devote his land to the forecourts of his houses instead of to the 
street. It is sometimes suggested that this last might be left to discretion (Fovargue. 6503) ; 
but we thmk it safer that the conditions should be laid down in the byelaws in advance. 
The exiating constructional provisions and the new ones which we advocate would not be 
affected by this alteration of the law. . 

70. There is one point upon which we must say a word before leaving the subject of 
byelaws with respect to the level. width and construction of new streets. As we have pointed 
out, Parliament has in regsrd to the walls. foundations, roofs and chimneys of new buildings, 
and in regard to open space about buildings. defined not only the matters to be controlled by 
byelaw but the objects with which suah byelaws can be made, that is to say, with respoot to 
walls. &c., "for securing stability and the prevention of fires and for purposes of health .... 
and with respect to open space about buildings" for securing the free circulation of Bir. '! There 
is no such definition of objects to be secured by byel&ws as to the level, width, and construction 
of new streets, but the principle adopted in the model evidently is, firstly, to obtain adequate 
means of access to the buildmgs in the street and, secondly. to give reasonable facilities for 
traffic. 

This, we think, is right. The surrender of land for the formation of a street (uuder 
byelaws with respect to width) and the expenditure of money on construction (under byelaws 
with respect to the construction, or in pursuance of conditions for the taking over of the street) 
is a burden on the developing owner or the builder, and consequently a tax upon the future 
tenants of the buildings. and we do not think it right that penal legislation (which byelaws of 
course are) should make this burden heavier t,han will secure firstly reasonable access to the 
land developed and the buildings on it, and, secondly. that land developed shall not be (by reason 
of narrow and inconvenient streets) a barrier to the normal traffic of the district. 

71. There is one allied question which is of importance. namely, the definition of new 
street (Dolton, 226). The statutory definition for purposes of byelaws and of the Public Health 
Acts generally is wide, like the.definit10n of new building to which we referred in Chapter I, 
but probably practical diffirulties have been avoided by the drafting of the model and local 
sel·ies following it, with difftlrent provisions for streets whjrh are from those which are not 
intended to form the principal approach to any building. Where the statutory definition fails 
is in regard to the conversion of an existing highway into a new street to which the byelaws 
shall apply, and to some extent in regard to piecemeal extensions of a street. Local authorities 
and developing owners have in the past had trouble in determining whether the erection of 
buildings in an existing road made it I/o new street or not (Dolton, 189 ; Barralet, 5577 ; Platt, 
6805). We have the familiar problem of the heap of grains; no one would hold that the 
erection of one building in a country road turned the road into a street, but what if a row of 
houses should be built? It might then be desirable that the byelaws as to streets should be 
observed; but will two, 61" twelve, or twenty hoUiles make a street? 

Again, if a man lengthens an existing street by ere<'ting one new house' each side, does 
he, pro tanto, layout a new street? H ltot, how many houses must be built before he does so, 
and will it affect the question if they are on one side instead of both? The possibility of a 
piecemeal laying out in this way suggests some doubt as to the expediency of the limit of 
length embodied in the model clauses as one of the conditions on which the width of streets 
may be reduced. Both for this reason and because the length of a street is not necessarily an 
index of its importance we are inclined to suggest that this particular condition should be 
reconsidered. 

But clearly, apart from this question on the byelaws, the problems suggested by the A~ 
itself call for some solution, although we h"ve not had before us evidenoe on the practical 
aspects of the matter which would enable us to suggest what the true solution is. In saying 
this we are making no attack upon the byelaws; we are pointing to difficulties arising on the 
Public Health Act l'BCtions under which byelaws can be made. I~ may be (aud probably this 
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is the ~rue answer) tha.t the mat~er must be left finally as one of interpretation only, to be 
settled m accordance with the reVlsed procedure upon doubtful pomts of interpretation which 
we have suggested m paragraphs 40 to 43. 

• ~2. We have already referred.to the absene;e of a pow~r, such as exists in regard to 
bUlldl?gs, to prevent a street once laid out from bemg altered m such a way that if at first so 
made It would have contravened the byelaws (Tarrant v. Woking Uj'ban Dictriet Oounci~ (11114. 
3. KB. 796; ~4. L.J.K.B. 314; 111. LT. 800; 79, .T.P. 22; 12. L.G R. 1293) (Abrahams, 
4499). We think such a power would be given. 

CHAPTER V. 

Exemption as a Reme()Y. 

73. There is one suggested remedy f0r such rufficulties as may result from byelaws which 
requires a chapter to itself, both because of its past history and because it has been the subject 
of three references to us by the Local Government Board, namely, the expedient of exempting 
certain buildings from the byelaws. 

Not only was the exemption of certain kinds of dwelling houses, as will be seen, the 
immediate topic of parliamentary diSCUSSIOn which, m giving rise to conSideration of the whole 
position in regard to byelaws, led Mr. Herbert Samuel to assemble our Committee (sce paragraph 
89 below), but when the Committee was set up the Board had just had before them the questIOn 
of the exemption from byelaws of certain public buildings, and they gave directIOns that the 
Committee should be invited to advise upon it. The exemption of certain other classes of 
buildings was referred to the Committee at a later stage. 

In order that we may make our recommendations clear, it is desirable that we should go 
fnlly into the whole matter. 

74. All the model sel'ies of the 'Local Govemment Boal'd with respect to buildings and 
matters in connexion with buildings contam clauses exemptmg certain buildings from the 
operation of the byelaws, and the byelaws of local authOrIties seldom make any considerable 
alteratIOn of these exemption clauses. 

The model clauses in their present form contain paragraphs exempting:-
(a) Any building in His Majesty's possession, or employed or intended to be employed 

for His Majesty's use or service. 
(b) Any county or borough lunatic asylum, and any building or part of a building 

belonging to the council of any county, city or bOl'Ough, and used or intended 
to be used for thE' detention of any prisoners. 

(e) Any gaol, house of correction, bridewell, penitent13ry, or other prison, and any 
building occupied or intended to be occupied by any prison officer for the use at 
such prison and contiguous thereto. 

(d) Any building (not being a dwelling-house) belonging to any person or body of 
persons authorised by virtue of any Act of Parliament to navigate on or use any 
I'iver, canal, dock, harbour, or basin, or to demand any tolls or dues in respect of 
the navigation of such river or canal, or the use of such dock, harbour or baBin, 
and used or intended to be used exclusively under the provisions of such Act of 
Parliament for the purposes of such river, canal, dock, harbour or basm. 

(e) Any buildiug (not being a dwellmg.housel erected or intended to be erected 
in connexion with any mine, and used or intended to be used exclusively 
for the working of such mine. 

(t) Any building erected or to be erected according to plans previously approved 
by the Land Commissioners for England, or the Board of Agriculture, or 
the Board of Agriculture and Fisheries under the Improvement of Land Act, 
1864, or other Act or Acts for the improvement of land. . 

(g) Any building which may not be exempt by the operation of any of the preceding 
clauses of this byelaw, and which may be erected or may be intended to be 
erected in accordance with such plan and in such manner as may be approved 
or directed in pursuance of any statutory provision in that behalf by one of His 
Majesty's Principal Secretaries of State. 

<II til !II !II .. til .. <& 

(l) Any building erected or intended to be erected for use solely as a temporary 
hospital for the reception and treatment of persons suffering from any dangerous 
infectious disorder. 

(In) Any building erected or intended to be erected in pursuance of any Act of 
J'arliament anu used or intended to be used for occupation by persons under­
going treatment for tuberculosis. 

Paragraphs (h), (i), (j) and (k) aPe not relevant to our immediate subject. 
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The exemption clause now. includ~d in the models does not. in the ~aii:t. materially differ 
from.that in the first model, Issued In 1877. The tuberculosIs exemptIon IS, however, new, 
having arisen from the general consideration which also led to our being asked to deal with.. 
the matter in respect of puhlic buildings. 

75. The following notes have been supplied to us by the Board to sho; the reasons which 
have led to the inclusion of the other paragraphs with which we are here concerned :-

Paragraph (a).-This paragraph was based on a clause in the Metropolis (Buildings 
and Management) BIll, 1874. The question was raised whether the specific exemption 
of these buildings from the byelaws was really necessary. It is an elementary rule of 
law that the Crown is not bound by statute unless expressly mentioned, but on the 
other hand it was observed that the Crown Palaces were specIally exempted in section 6 
of the Metropolitan Building Act, 1855, and that section 327 of the Public Health Act, 
1875, enacts that nothing in that Act shall be construed to authorise any interference 
by a local authority with any lands or other property vested in the Lord High Admiral 
or in the Secretary of State for War. In view of these express references, the Board 
decided that an exemption clause for Crown property would tend to prevent misunder~ 
standing, and, although not necessat·y, could do no harm. Its insertion accords with the 
practice of the Local Legi!!1ation Committee in considering private BIlls. 

Parag,.aphs ~b) and (c) ........ There is no rule of law exempting the cla.;ses of 'buildings 
dealt with in these paragraphs from the control of byelaW!! made by local authorities, 
except the few prisons which are vested in the Crown. In view, however, of the 
conditions unuer which lunatic asylums are erected pursuant to the provisions of the 
Lunacy Acts, and, in the case of prison buildings, of the control exelcised by the 
Secretary of State, the Board considered that the regulation of the construction of'such 
buildings by a local authority's byelaW!! was unnecessary. 

Parag"apha (d) and (e).-Provisions are contained in the Public Health Act, 1875, 
for the protection of rivers, harbours, docks, canals and mines, and section 157,' unuet 
which these byelaws are made, excludes railway buildings from th{lir operation. The 
exemption in these paragraphs of the byelaw does not extend to any dwelling-housl', 
and having regard to the exceptional nature of other buildings constructed in connexion 
with the undertakings referred to and the provisions of section 157 as to railways, 
the Board did not consider it necessary in the interests of the public health· to bring 
such buildings within the scope of byelaws. ,\ 

paragraphs <I) and (g).-Thesa paragraphs were included at the desire of the 
predecessors of the Board of Agriculture and Fisheries and of the Home Office 
respectively, and in view of the oontrol exercised by those Departments of the State. 

Paragraph (l).-The temporary nature of the buildings mentioned in this paragraph 
aud the urgency frequently invoh'ed in their erection were thought to render it 
unnecessary to insist on the solidity of construction required in more permanent 
buildings, and undesirable to require the submission of plans, &0., in advance. 

76. It may be added that by section 3 of the Education (Administrative Provisions) Act, 1911, 
.. 'rhe provisions of any byelaW!! mllde by any local authority under stlction one hundred 
.. and lifty-se\'en of the Public Health Act, 1875. as amended by any other Act, with respect 
.. to new buildings (including provisions as to the giving of notices and deposit of plans and 
.. sections), and'any provisions in any local Act dealing with ~e construction of new buildings, 
.. and any byelaws made with respect to new buildings under any local Act, shall not apply in 
" the case of any new buildings, being school premises, to be erected, or erected, according to 
.. plans which are under any regulations relating to the payment of grants required to be, and 
.. have been, approved by the Board of Education." Until the passing oI this Act, school 
buildings the plans of which had been approved by tlt~ Board of' Education were subject to 
the byelaws. 

77. We are informed that at the time of the preparation of the Board's original model, in 
1877, a clause was suggested exempting "any Workhouse, School, Infirmary or Hospital or 
.. other place provided 0"1' .ntended to be proyided for the reception and relief of paupers and 
.. erected or intended to be erected according to such plan and in such manner as the Local 
" Government Board may approve." This was not adopted, and although the exemption from 
the byelaws of buildings the plans of which have been approved by the Board has been urged 
on various occasions, the Board have hitherto refused assent, and in answer to enquiries on 
the subject have always pointed out that their approval of plans does not affect the application 
of the byelaws. 

Early in 1914 the question of the relation to byelaws of institutions for the treatment of 
tuberculosis erected in accordance with plans approved by the Local Government Board 
became acute. Such buildings were being erected by County Councils and County Boroug;r­
Councils, or occasionally by combications of such authorities, and generally the Board 
contributed three-tlfths oI the cost of the land and building, and satis6ed tllemOOlves that the 
~lans were satisfactory, a certi6cate of the responsible architect that the plans approved by 
the Board had been complied with being required before the final instalment of the grant 
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was paid. A precedent for the principle or giving exemption to such buildings was to be 
found in section 3 of the Education (AdministratIve Pl'ovisions) Act, 1911, above cited 
although there was som~ doubt whether the section d.ld )Jot go to? far in the way of exemption; 
whether, for example, It would be useful to require such blllldmgs to comply with local 
drainage byelaws ;. and if, following this precedent, buildings in connexion with tbe treatment 
?f tu~ercul?sis were t? be exempt !n the interests of economy, othe~ buildings, such as 
mfectlUus dISeasE'S hObpltals and blllldlDgs under the Poor Law authorities, would be claimed 
to 1]e at an economic disadvantage. In the result, therefore, the discussiOn with reference 
to tuberculosis buildings led the Board to reconsider the question generally. 

78. The principle underlying the eXisting exemptions was that in the case of public 
buildings or buildings for public purposes, such as lunatic asylums and prisons, the erection 
of which was carrIed out under some form of approval by a central authority, there was 
~hought to be no need for supervision and control by the local authority through byelaws, and 
It was suggested, therefore, that there would not be any very strong ground of objection to 
the extension of the exemption clauses of the model to public buildings erected by Incal 
authorities (including Boards of Guardians) under plans approved by the Board or for which 
the Board had sanctioned the raismg of loans. But It was also realised that such buildmgs 
might be expected to conform in all essentials With the byelaws ill force, assuming these 
to be of a modern type, so that little would be gained· by their exemption, except perhaps 
where a building was erected by one local authority in the district of another. There the 
exemp'tion would render It unnecessary to submit plans to the local authorhy of the district 
in which the building was to be erected, which if the two authorities were not on good terms 
had sometimes involved delay and friction, as well as the ohjection sometimes felt by such 
a body sa a county council to sending its plans before a minor authority. 

Ou the other hand, it was not overlooked that there might be some objectIOn to a form of 
exemption depending upon thEf Board'~ approval of plans in view of their position as a 
confirming authority, and these various pomts of view were before the Board for decision 
when the Committee was set up. 

79 In view of the special urgency of facilitating provision for tuberculosis, the Board 
agreed to insert a new exemption in the model byelaws, clause 2 (m) in the urban model above 
quoted, without prejudice to the general question, which it was directed should be further 
considered by our Committee. The scope of our consideration of the subject was afterwards 
enlarged'by our being asked to deal With another point, viz., the exemption of dwelling. 
houses the plans of which were approved by the Board of Agriculture and Fisheries. Thus 
in effect our reference became a general one, for the question of exemptmg dwelling·houses 
the plans of which were approved by the Local Government Board 01" other central department, 
under the Housing of the Working Classes Acts, had, as we have already st.ated, led to OUI" 

appointment, and apart pOSSibly from some minor exceptions (and apart frotll the Office 
of Works, as to who.e position see paragraph 88 below) the Board of Agriculture and the 
Local Government Boarel are the only departments whi<:h lmder peace conditions approve 
the plans of dwelling·houses. In the result, therefore, we found ourselves called on to consider 
the whole question of the exemption of bruldings appl"Oved by allY central department of the 
Government. 

80. We propose to deal first with Board of Agriculture buildings, the il<Sues as to which 
are comparatively simple, and have moreover been examined recently by a Departmental 
Committee appointed by the President of the last-named Board. The paragraphs dealing 
with this matter in their Report, presented in 1913, are as follows :-

Exemption from Byelaws. 

"144. It has been suggested that buildings erected by county councils for the purposes 
of small holdings should, ipso facto, be exempt from buIlding byelaws. The device 
of exemption is one that offers many attractions, and there is a precedent for it in the 
case of houses built by private landlords under the Improvement of Land Acts. In 
both instances the plans have to be approved by the Board of Agriculture and 
Fisheries, and it has been urged that this should be sufficient in the one case,. ~ it 
is presumed to be in the other. It must be remembered, however, tha~ the eXlstmg 
exemption of houses erected under the Improvement of Land Acts IS sec~d. by 
established practice and not by statute, and that to extend the exemptIOn to bUlldmgs 
erected by county counCils would necessitate either special legislation or the amendment 
of the present building byelaws throughout all those districts in England and Wales 
where small holdings might possibly be developed." 

"145. We doubt if an extension of the policy of exemption on such lines can reall~ be 
recommended in principle or would prove satisfactory in practice. It would certamlv 
thl"OW a great amount of additional work and responsibility on the central department; 
more~ver, so long as the district council is the authority responsible lor the maintenance 
of the standard of building and sanitation within its area, it appears undesirable 
to remove from its purview buildings that are of ordina:rr character, although erected 
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by a particular a~thority for a particular purpose. Anything in the ~ature of exemption 
in our opinion should preferably be of the limlted and conditlOnal character suggested 
in paragraph 140, thus leaving the actual supervision and control in the hands of those 
locally responsible and possessing the requisite machinery for exercising supervision 
with the minimum of difficulty and expense." 

Conditional Relareatwn of Byelaw8. 

"140. What would really meet such difficulties would be that, wherever a rural or 
semi-rural character of development could be assured, a code of byelaws corresponding 
roughly to the existing rural model 'should apply automatically. Most small holdings 
naturally would comply with this condition, while in the case of rural housing generally 
it could be secured by a definite restriction of the number of houses to the acre-for 
example, eight or ten. The advantage of 'this arrangement would be that matters of 
sanitatlOn, such as the provision of a damp-course, &c., would continue to be subject 
to inspection by the local surveyor; but in rural areas forming parts of districts where 
urban byelaws are in force it would be possible for any owner erecting houses on small 
holdings or building nlral cottages, provided he agreed to llIllit the number to the­
acre, to exercise the right of bUIlding subject to a code of regulations enforcing only 
ininimum requirements, the operation 01 the general byelaws of the district being 
automatically suspended," 

81. As will be seen, this 1913 Report decides against any new exemption for agricnltural 
buildings, and we felt that it probably should be regarded as conclusive against their existing 
exemption in the model byelaws also, unless new facts could be adduced. 

The question only fell to be considered by us because tn 1916 thE.! Board of Agriculture 
raised it in correspondence with the Local Government Board. The relevant portion of the 
correspondence is as follows '-

"Board of Agriculture and Fisheries, 
"Whitehall Place, London, S.W.l, 

" SIR, • 16th May 1916. 
" I AM directed by the President of the Board of Agriculture and Fisheries to forward 

the enclosAd copy of draft clauses which have been prepared for consideration to carry out the 
recommendations of the Departmental Committee on the Settlement on the Land of Discharged 
Sailors an,d Soldiers (Cd. 8182) with reference to the amendment of the Small Holdings and 
Allotments Act, 1908. 

" Lord Selborne would be glad to receive any observations which the Local Government 
Board desire to offer on the draft clauses. 

'~I am, Sir, 
II Your' obedient Servant, 

"The Secretary, (Signed) SYDNEY OLIVIER, 
" Lo{'& Government Board. Secretary. " 

Extract from Draft ClaUlle8 8~nt with the fOl'egoing Letter. 

"Ill. Exemption from local byelaws of buildings erecte-i with the approval of the Board 
of Agriculture and Fisheries. 

" Any building erected by a county council under the principal Act 01' this Act according 
to plans approved by the Board of Agriculture and Fisheries shall be exempt from the 
ope1ation of byelaws made under section one hundred and fifty-tleven of the Public Health 
Act, ISi5, or any extension of that enactment." 

Extract from Loea~ Government Board's Reply. 

"There ru'6 no buiIt.ing byelaws in force in a large number of rural districts. In the 
great majority of rural districts m which building byelaws are in force, the byelaws are based 
on the Board's rural mod",l which contains only the minimum Sanitary requirements and does 
not contain Bny provisions with respect to the structure of walls. In other rural districts the 
byela\\'B are based on the Boord's intermediate model. and such byelaws contain a clause 
exempting singla and pairs of houses from the requirements relating to the structure of w~ 
where the buildings do not exceed a specified size, and certain conditions of isolation, &c., are 
observed. It is only in comparatively few purely rural districts that byelaws are in force 
based on the urban model code which can be regarded as restrictive on building . 

.. As the Board of Agriculture and Fisheries are no doubt aware, the subject of building 
byelaws hss been under consideration by a Departmelltal Committee appointed prior to the 
outbreak. of the War. The question of exempting from the operation of byelaws buildings, the 
plans of which have been approved by a Go\"tlli,nment Department, was .ane of the matters 

m SiSti " 
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referred to the Codllnittee. The deliberations of the Committee have been suspended owing 
to the war, but when they resume it is to pe hoped that a way will be. found to deal with any 
difficulty arising from restrictive or obsolete byelaws. . 

"In the circumstances, and pending the result of the consideration of the whole subject 
by the Departmental Committee, Mr. Long would be unable to support any clause of the kmd 
~hich would intedere With the 'operation of the Public Health Acts with respect to the buildings 
In questIOn." 

E:r:traet from further Letter from the Board of Agriculture . 
.. The Board have noted the obsel'vations of the Local Government Board under this head, 

and they agree that in the majOl'ity of cases the byelaws in force in Rural Districts are not 
such as would hamper unduly the operations of County Councils under the Small Holdings 
Act. It was felt, however, that if, as the Board hoped, it became possible after the war to make 
use of some of the MilItary Hutments for the purpose of small holdings buildings, it might 
be found that there were byelaws in force which would prohibit their use for housing purposes. 
It must also be borne in mitid that Bome small holdings properties, particularly those established 
by the County, Boroughs, are situated in urban areas, which presumably are subject to byelaws 
of a more severe type than those in force in rural districts. In view of the fact that buildings 
erected with the sanction of ilie Board under the Lands Improvement Acta are exempt from 
local byelaws it did not seem unreasonable that exemption should also be granted to buildings 
erected with the Board's approval under the Small Holdings Act, but as the whole question has 
been referred to a Departmental Committee, the Board do not wish to press ilie matter pending 
the report of the Committee." 

82. In ordel' to elicit the views of the Board of Agriculture, we formally invited them to 
send evidence before U>l, and Mr. Chen~y, their ClUef Agricultural Adviser, accompanied by 
Mr. Webb, their Superintending Surveyor, was good enough to attend. 

We have given careful consideration to the views which Mr. Cheney put before us, which 
were not in agreement with those of the Board of Agriculture Committee above mentioned, but 
we are unanimQuslyof the opinion iliat ilie Committee's conclUSIOn, against the principle of 
exemption, is the sound one. 

In relation to the buildmgs in which the Board oL-\griculture ale interested, there was no 
evidence of actual difficulty el\cept in two areas (Cheney, 6902,6905), in each of which we have 
ascertained that the byelaws in force were of an exceptional type, and those two specific cases 
should in onr opinion be regarded as tending against milier than in favour of exemption of 
any special class of building. In the Wl'otham case, particularly, if the landowner's cottages 
had been exempted, attention would not have been drawn to the restrictive character 0.1' the local 
byelaws, whereas in consequence of ilie publicity given to their character they were in fact 
amended, to the advantage of all persons bUlldlOg in the district. One reason adduced in the 
above cited cOlTespondence, iliat It might be desirable to use discarded military hutmenta for 
agricultural housing, was Withdrawn in evidence, Mr. Webb stating that they were unsuitable 
for the Board of Argriculture's purposes except for farm buildings, i.e., not for dwelling-houses 
(Webb,6970). For otberpurposes than human habitatIOn the Local Government Board's rural 
model series allows entire freedom of construction. It provides in clause 2 (h) iliat any 
building shall be exempt from even the very model ate requirementa of the remainder of the 
series which-

" (h) . • • shall not be a public building or a building of the warehouse class, and 
shD.1l lIot be oonstructed or adapted to be used either wholly or partly for human habitation, 
or as a place of habitual employment for any person in any manufacture, trade or business, and 
which if intended for use as a pig-stye or a cow-house shall be detached from any dwelling 
house." I 

Mr. Cheney's evidence, moreover, and the documents put in by him, show that the 
specifications, &c., of the Board of Agriculture upon which plans are sanctioned under the 
Improvement' of Land Acts are by no means shght. They are in fact appreciably more 
stringent than the rural model byelaws of the Local Government Board (Cheney, 6910). In some 
respects they are more strIngent than the urban model byelaws. This fact lS most significant; 
it shows on the one hand that the standard suggested by ilie Local Government Board for 
enforcement under penalty is not excessive (for it is les8 exactmg in Borne respecta even for 
urban areas than the Board of Agriculture enforce Wlthm their jurisdiction in the most rural 
conditions), and on the oilier hand iliat there will, when machinery is once set up for removing 
byelaws of a type more stringent than the appropriate model, be no practical advant,ag~ in 
continuing the existing exemption or granting any new exemption in favour of buIldings 
erected according to plans approved by the Board of Agriculture. On abstract grounds only 
two argumenta were, or perhaps can be, adduced in favour of ilie exemption of iliese buildmgs ; 
that the passing of plans by the local authority is a needless complIcation where they have to 
~e passed by a Government Department (Cheney, 6923), and iliat it is anomalous for a county 

council to have to submit plans to a district council (Cheney, 6900). 
We shall deal more fully with the former reason later, but may just say here that it seems 

to liS the Board of Agriculture csnnot and should not attempt to take upou themselves the 
responsibility for the secUling of the public. health, with all which that implies. 
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There remains as regards ,small holdings cases the possible objection on the part or the 
county counciL to submittmg plans to a district council. In so far as this is not a purely. 
sentimental. objection, it is based upon the presumed greater competence of the county council's 
etaff (C'Mney, 6925), but we do not think this can be allowea to outweigh the disadvantage of 
eliminating the jurisdiction of the authority appointed to administer the Public Health Acts, 
and. acting under the supervisicm of the central Health Dep-artment. 

83, We therefore recommend-
(.a) That the proposed exemption of buildings erected by public bodies according to 

plans approved by the Board of Agriculture and Fisheries be not granted; 
(b) That the existing exemption of buildings erected by private persons according to 

plans similarly' approved be brought to an end. 

84, When we pass on to consider the exemption of domestic bUlldings the plans of 
which have been approved by the Local Government Board, particularly under the Housing 
of the Working Classes .A,cts, we find that the. 9.uestion, partly for historical r~asons, is 
not such a simple one. For the present posltion we may refer to the eVIdence of 
Mr. Dickinson, the Board's Comptroller of Housing and Town Planuing, where, in answer 
to questions 977 to 980, he mentioned six points as those in which byelaws had been 
found to cause' difficulty in housing schemes, and stated that "these are an matters 
"as to which the Board's model byelaws have been considerably relaxed from time to­
.. time, except possibly that of the intercepting trap in housll drains, and even ther~ th&" 
"Board have in special cases where application has been made to them introduced a proviso tOo 
"the ordinary clause to meet that particular difficulty"; and again, .. I am not able to point. 
.. to cases where byelaws, if based on the more recent codes, have proved unduly burdensome in 
.. regard to the provision of houses for the working classes." Of course, byelaws are not always 
based on the more recent model codes, but we suggest elsewhere machinery by which they can. 
be required to be brought into line with them better than has hitherto been possible. 

85. We have already said that when the 1871 model code was framed the Board were 
invited to include a provision exempting buildings the plans of whiell had been approved by 
them, Such buildings at that date would not be dwelling-houses, and, in relation to the 
buildings then in question, the Board held that it was unlikely that they woulg. be desired to 
be built so as in any way to infringe the byelaws. Little occurred to contravene this vie-w for 
more than twenty years, but with the new century the position altered. It is well known 
that the years from 1901, when the Board's rural model was first issued, to 1905, when the­
intermediate apPeared, and stIll more from 1905 onwards, were a time of much anti-byelaw 
agitation which reaelled its height perhaps about 1907-8. It was often overlooked that these 
modeLs had been published, nor was it always recognised that the urban model had been. 
subjecteci to a continuous process of alteration in the direction of less stringency, and an 
outcry, which was primarily aimed against the then existing series in force up and down th&" 
country, and especially in rural districts, was also to some extent turned against the current 
models. 

86. Section 44 of the Housing, Town Planning, &c., Act of 1909 was in a sense, in that it, 
purported to give to the Board a powerH revoking byelaws in certain circumstances, a statutory 
recognition of the attempts made by them since the beginning of the century to secur&" 
less stringent byelaws, but,. as we have seen, the section did not secure its object, and the 
possibility of byelaws causing an impediment to housing was kenerally accepted in Parliament, 
"hen in 1911 e. private member'lI Bill was introduced to deal with the housing of the working 
classes. That Bill contained a clause as' follows :-

.. 6.-(1) For the purpose of carrying out any particular imp;ovement scheme under 
Part I. or reconstruction scheme under Part II. of the principal Act, a local authority may, 
with the consent of the Local Government Board, relax'or modify to suell extent as they deem 
expedient any byelaws with respect to streets and buildings . 

.. (2) The consent of the Local Government Board under this section shall not be given 
uuless the Board are sB\hfied that, notwithstanding any such relaxation 91' modification 
of byelaws, sufficient provision is made for the proper circulation of air and for ventilation 
and for other sanitary requirements." 

It is at this point that the history of the attempt to secure the exemption of working-class 
dwellings erected in accordance with plaus approved by the Board may really be said to have 
begun., Lord Hylton's Bill of 1905 having been drawn on other lines (S68 evidence of 
Mr. Dolton, question 69, and Sir Wm. Chance, question 1038, and paragraph 58 of this Heport). 

It will be seen from sub-clause (2\ of clause 6 of the 1911 Bill that the relaxation was, 
in effect, not to go below the standard of the rural model series, and that the clause as first 
introduced only applied to improvement and to reconstruction schemes (Parts 1 a.d n. of the .... 
Housing Act of 1890) and not to Par\ lIT., that is. ordinary housing schemes. When the Bill 
was re-introduoed in 1912, Part m. schemes were included, but the clanse was otherwise the 
same IlS in the 1911 Bill. 
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87. In 1012 the Bill went to a. Standing Committee, and before the Committee stage was 
reached Mr .. ~ohn Burns, !hen P!esldent of the Local ~overnmeni Board, who was opposing 
sev~ral P~0V:lslons of the Bill,. decIded to accept the p;nnmple of the clause set out above, subject 
to Its bemg altered so as 10 form to follow sectIon 3 of the Education (AdministratIve 
Provisions) Act of the year before, the exemption still applying only ~o schemes which 
loca~ authorities pr?moted. The education sec~ion has been already quoted (paragraph 76), 
but It should be pOInted out that the precedent IS not exact, inasmuch as the education section 
does not apply to dwelling-houses, i.e., it is a precedent for exemption of public buildings only. 

The clause in this shape became common ground between the Government and ilie 
;promoters of the BIll. 

~8. The next step was' that the promoters put ~mendments down to extend exemptiollll to 
housmg schemes approved by other Government Departments (notably the Board of Agriculture 
find the Office of Works, who act as expert advisers to the Public Works Loan Commissioners, 
thus covering schemes of public utility societies financed with public money), and in certam 
circumstances to schemes privately promoted if certified by the local authority to be urgently 
required. Mr. Burns promised to consider this, and the result was the re-dmftingof the clause 
by the Government, to concede substantially what the promoters wished as regards schemes 
l>ublicly financed, subject to the duty of examining and approving plans for the PublIc Works 
Loan Commissioners bemg transferred from the Office of Works to the Local Government 
Board. • 

Mr. Burns was not willing to accept the further suggestion in favour of housing schemes 
privately financed and the matter rested at this stage when the Session ended. 

89. In 1913 and 1914 the Bill was introduced again by other priVate members (the clause 
in question being altered with the intention of extending the exemptIOn to the private builder 
;if the Board approved his plans) and in 1914 the new President of· the Local Government 
;Soard, Mr. Herbert Samuel, said on second readIng "With regard to clause 6, which deals 
., with the l'elaxation of byelaws; that puts on the Local Government Board the duty of going 
« into the merits of every case of relaxation of byelaws throughout the whole country in any 
" town where new houses are built by almost anyone. That, -of cour~e, IS a task which the 
" Board could not undertake" (Hansard, 20th March 1914, column 2465). 

And later on he said-
" In spite of the circulars of the Local Government Board, and the exhortations to the local 
" authOrIties, many authorities have far too rigid and, in many cases, obsolete byelaws. . . 
" The whole question is one of great complexity, and my right hon. friend, the Parliamentary 
.. Secretary to the Local Government Board, has accepted the duty of acting as Ohalrman of 
.. a Departmental Committee which I am now setting up to go into the whole question of local 
" (buildin~) byelaws, and, after consideration of all interests concerned, to make proposals 
" for legislative and administrative actIOn" (ibid., col. 2469). 

The Bill fell to the ground because the Government did not agree with the promoters on 
certain of its main proposals, and the byelaws clause fell with it; it was thus left to us to 
consider the question of the exemption of domestic buildings erected in accordance with plans 
approved by the Local Government Board, as well as the parallel questions of the exemption 
of public buildings of which the plans are approved by them, and the exemptIOn of buildings 
of which the plans aTe approved by the Boald of Agriculture. 

90. Some of the reasons against the clause were stated at this stage in a communication 
made to our then Chairman, Mr. Herbert Lewis, by the London District Surveyors' AssociatIOn, 
who expressed the view that" approval of plans neither assures that buildingS will be erected 
" in accordance with the plans, nor that the buildings will be soundly constructed." This 
objection appears to be aimed rather at the full exemptlon sought by the promoters of the Bill, 
but they also took another point to which we feel the greatest weight deserves to be attached. 
They said-

" A very large number of houses for the working classes are erected by private enterprise 
independently of any scheme. The clause would have the effect of penalising these by 
allowing a special privilege to buildings erected under any of the schemes mentIOned in the 
clause which privilege would not apply to bUIldings ",reeted by private enterprise. This would 
have the effect of crushing private enterprise,_ and so reduce the supply of buildings." 

91. This brings us to a point which we do not think was mentioned in the debates upon 
the Bill. It will be seen that Mr. Herbert Samuel put aside as an impossibIlIty the examination 
of all plans by his Department, that is to say, of all for whICh exemption might be Bought from 
old fashioned or eltlstmg byelaws. On the other hand, as between different classes of schemes 
financed with publIc money it was felt by his predecessor that no distinction could be drawn. 
Thus the prlvileg;e ?f exe.mption, deDied .to pm'ate builders,. wo'~ld have to be ex~n?ed to 
public utIlIty SOCIetIes usmg money obt:amed from the ~ublI.c Work~ Loan ()ommlsslOners. 
There is however a large amount of housmg done by publIc utIlIty SOCIetIes (and those not the 

least enter[1rising and successful) who do not go to tbe Commissioners, as they prefer to raise 
mnda in the open market. These cannot, for our present pUt pose, 'be differentIated from the 
private builder, and their existence is a further argunlent in favour of the view advanced by 
the District Surveyors' Association. 
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92. We have already I:eferred in paragraph 84 to the evidence oiMr. Dickinson as showing 
that, whatever may be the case where the byelaws in force are obsolete (and even here he sfated 
that the dIfficulties found have only been in certain matters), byelaws based on the more 
recent model codes have not been unduly burdensome in connexion with schemes under the 
Housing of the Working Classes Acts (Dickinson, 980). Such dIfficulties as have been due to 
byelaws would disappear" in the majority of cases . . . . if tJie byelaws in force were' 
amended to follow the latest model" (Dickinson, 975), and this rather than exemption seems 
to us to be the proper remedy. We have also pointed out, in paragraph 82, that the exemption 
from byelaws of a particular scheme of housing not only comers an unfaIr preference on its 
promoters, but may cause the existence of obsolete byelaws to be overlooked, whereas in the 
absence of exemptIOn such byelaws have to be brought up to date. A local authority which 
hItherto has neglected to revise its byelaws is unlikely to revise them if its own houses are 
exempt from their operation, but it may be brought to do so when confronted Wlth the 
necessity of building under them; as was said by Mr. Dickinson, "the submiSSIon of housing 
" schemes. . . has been made the means of securing amendments of byelaws to the general 
" advantage of the co=unity in qUlte a number of cases" (Dickinslm, 976). 

We cannot put oui' general view on the whole matter better than in the words of 
MI'. Dolton, "that control should be confined to e~sentials, that everybody should. be treated 
" alike, and exemption not be given to a particular individual in a particular case" (Dolton, 91). 
This applies whether the buildings are erected by a public authorIty or by a public utility 
SocIety, an exemption for which, rather tentatively put forward by Mr. Betham (Betham, 2485) 
and more strongly by Mr. Soutar (Soutar, 6116, &c.), we -I'eject- £01' the reasons we have 
gIven, considering that the object sought, by whomsoever the houses are erected, can be 
more properly attained by bringing byelaws up to date on the lines of this Report. 

gao Although not specially asked to do so by the Board, we have felt it was inevitable, in 
view of the conclusion we have reached, that we should pay special regard to the conditions 
wJi!ch are likely to prevail i=ediately on the terminallion of the War. The'Government are 
proposing measures of an exceptional kind to meet the shortage in housing accommodation, 
and the question was raised by certain of our members whether, on the grouJ,ld that time 
must be allowed for the remedial measures which we recommend for bringing byelaws up to 
date to take "ffect, we should recommend that in the transition period following the termina­
tion of the War hoUses for the working classes, proposed to be erected as part of the 
Government housing scheme according to plans approved by the Ucal Government Board, 
be exempt ;£rom byela.ws, should the Board upon consideration think it necessary, To grant 
any such exemption would be contrary to sound principle as we conceive it, and could only be 
justified, if at all, as an exceptional measure; and, in view of the comparative simpliCIty of 
th" amending legislation required to giye relief, we do not consfder it necessary to recommend 
emergency powers. 

We think instead that reliance should be placed upon the wider powers which we 
recommend should be given to the Local Government Board in place of the existing powers 
of section 44 of the Housing, Town Planning, &c" Act, 1909, as, if. the local authority fail 
themselves to take into immediate cOnsideration the question of amending any byelaws they 
propose to contravene, the Board will be able to take action so that it shall be possible in the 
proper way, i.e., through rescission of J;be offending byelaws, for other persons to enjoy the 
same advantages as would have been gmned by the short cut of exemption. Every encourage­
ment should, it is agreed, be given to private enterprise in the housing of the people, and it 
seems to llS to be undesirable'that private builders should, in the words of the District Surveyors' 
Association above quoted, be penalised by having to comply with obsolete or unnecessary byelaws 
from which schemes, publicly promoted, pave obtained exemption. 

94. Upon the topics considered in this chapter as a whole we recommend-
(1) that no new exemption for buildings erected according to plans approved by a 

central department of the Government be .,given; 
(2) that the present exemption for buildings erected under the Improvement of Land 

Acts be deleted from the model byelaws and, as local byelaws are revised, be 
gradually swept away; 

(3) that the other.rxemptions now embodied in the model bye.laws, ip the common 
law, or in A.cts of Parliament, though some of them at least are contrary to 
principle, need not be drallticallyaltered, but that the Board should give serious 
cOUSlderat.ion, with n view to their abandonment, to the few in favour of buildings 
with which they are concerned, and should enter into negotiations with the 
other Government Dt'partments interested with the object at least of no longer 
continuing any exemptions which, in the words of the Board of Agriculture 
Committee we have already quotE'd, "remove from the purview of the local 
a\\thority bUIldings that are of ordinary character, although erected by a 
particular authority for a particular purpose" ; . 

(4) that any exemptions which continue be, if possiblt>, so framed as to secure compliance 
with byelaws as to drainage, as to lines of building (.~e paragrap\l. 69 above) 
and any others which the Doard may bead"ised ollght to applY even to exempted 
buildings. • 

m SISlS 
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CHAPTER VI. 

Control by Local Act. 

95. Our attention has been drawn by several wItnesses to the extent to which local Acts 
overlap the byelaw-making provisions of the general law and, as we stated at thl' beginning 
of Chapter I. of this Report, we have felt that this was a topic clearly wIthin our terms of 
rcfllrence which we could not exclude if we wished to do BO. Fullm£ormation on this subject 
wjll be found in the evidence of Mr Knight. It must be remembered that the statutory 
provisIons under whICh byelaws can be made (though in need of codlficatlOn and amendment) 
and the byelaws made accordingly are only one part of the mass of legislatlOn by which 
Parliament has sought to control building and development. There are In addItion many 
section~ in public general Acts of Parliament, and an immense number of local Acts wholly 
or in part controlling it, and the latter are responsible in the areas whele they apply for wide 
divergencies both from the general law of the country as a whole and from the special law 
of other distncts similarly governed. For example, Leicester has scarcely any byelaws (Pick, 
5705), there being apparently eIght local Acts (of twenty-five in force).which deal with matters 
within our ,terms of reference, the principal of these eight having been passed so long ago 
as 1868. Liverpool, similarly, has an even greater number, and there a large part of a 
Building Act of 1842 is still in force. 

96. We have already spoken of the process by which this has come about in paragraph 
12, in dIscussing the growth .of the general Public Health Act system, and we now pass to 
consider more partIcularly the present overlapping of that system and that of local legislatIOn. 
There are two main directions in whICh overlapping has occurred. The less serious is when 
a power to make byelaws is given to a local authority with respect to matters which ate not 
the subject of byelaws under the general law (Dolton, 87, 315), or to meet speCIal local 
circumstances. In 80 f&r as this is due to the latter cause it does not seem to us to be open 
to objectIOn, but for the most part we understand that such powers have been rendered 
necessary by the existence of gaps or deficiencies In the general powers of the Public Health 
Acts such as those to which we have referred in Chapter II. The gaps have been filled III 
this way by local authorities who eIther were more zealous than their neighbours, or happened 
to be promoting Bills f~r other purpose .. (Dolton, 149; Knight, 2793). 

97 A much more serious conflict between the general and the local law arises in those 
localities where matters, which ordmarily and naturally are the subject of byelaw control. have 
been made the subject of direct statutory prOVIsion or of discretionary control in a local Act. 
In a good many towns (e.g.," Leicester and Liverpool, already mentioned; Bradford and 
Keighley (Knight, 2800) J, particularly those which were most active in obtaining some measure 
of sanItary regulation before the general Acts as to Public Health were passed, there survive 
special statutory provisions which cannot be amended with the same facility as byelaws, 
are likely at the present day (if only because many of them go back to the days before the 
Public Health Act, 1875) to be obstructive or inadequate or both, and at the best have the 
effect of preventing similar matters being dealt with by byelaws in the ordinary way 
(Dolton, 126; Slltcl~ffe, 187~; Knight, 2762). Thus where, as in the borough of Shrewsbury, 
Parliament has laid it down that no street may lawfully be less than thirty-six feet in width, it 
is obvious that the corporation cannot make, nor could the Local Government Board allow, 
byelaws permitting a less width upon conditions, 8uch as are to be found in the model codes and 
modern series based upon them. We take this case as an example, not because it is in any way 
peculiar, but merely because it happens to have been the subject of a repealing enactment in 
the present Session, and because, the circumstances being comparatively simple, it will serve 
as a good illustration of certain suggestions we shall make for simplifymg the machinery for 
amending local Acts. 

Scarcely is it less obvious that, where Parliament has fixed a figure in this way as 
sufficient for enforcement under penalty in the local circumstances, no subordmate legislative 
body can say in a byelaw that more shall be required, and thus the rigtd limit must remain 
untIl Parliament repeals it, with no pOSSIbility of variation downwards, or upwards except at 
the voluntary choice of a person who elects to give more than he is obbged, although he knows 
that the Act of Parliament prevents his obtaining any countervailing advantages from doing 
so, such as he would have under the model byelaws as to streets. 

98. We understand that the practice of Parliament, embodied in the standing orders for 
local legislation, is, in the absence of exceptlOnal circumstances which have to be specially 
reported to the House of Commons, to refuse statutory powers for objects which can be secured 
by byelaws under the gener.ll law (Knight, 2737), and further, that it has been in lecent years 
the practice, when powers analogous to those exerciseable by byelaws under the general law are 
sought to give a byelaw-making power rather than a direct enactment or a discretionary power 

~Dolto;" 1211; Knight, 2808); the object beiug to secure that the exact requirements with which 
persons in the locality will have to comply shall be made subject to sectIOns 184 to 186 of the 
Public Health Act, 1875 (Knight, 2738, 2750). 

This practice on the part of the Local Legislation Committee seems to us to be a proper 
one, and we suggest that, in connexion with the codification of the byelaw-making powers of 



REPORT. 39 

the existing Pul)lic Health Acts which we have already recommended, a review of local Act 
provisions should be undertaken by the Local Government Board with the object of providing, 
firstly, that the powers embodied in the more valuable of the common form clauses in local 
Acts shall become exerciseable (so far as possible,by means of byelaws rather than by chrect 
enactment) under one general Act (Abrahams, 4625 ; Elford, 4732), and, secondly, that any gaps 
which it might seem probable that local legislation would be called upon to fillm future shoula., 
So far as possible, pe stopped up in advance by an extension of existrng byelaw-making 
powers. 

Where sections of local Acts affecting building and development remain in force; we 
consider that they should be printed and made available gratuitously, as if they were byelaws 
to which section 185 of the Act of 1875 applies. Many local authorities already prmt and 
issue such 'sections in one volume wlth their byelaws, and we recommend that to do so boo 
compulsory. 

99. The Local Legislation Committee themselves have from time to time made 
recommendations which support ours in regard to local legislation. In 1908,' for instance, 
they reported that :-

" The labours.of your Committee have been somewhat lightened, and expense saved 
to local authorities, by the Pubhc Health Acts Amendment Act of last session, by 
which many police and sanitary provisions have become part of the general law, and 
may be obtained by application to the Home Office 01' the Local Government Board," 

and again in 1914- • 
" Your Committee also consider that the time has anived for embodying in the 

general law a number of clauses which are passed by the Committee very ftequent1t 
and have now become common form clauses. The last general Act. of thi~ kind was 
passed in 1907' (the Public Health Acts Amendment Act, 1907)." 

100. We do not say that all the, existing local Act powers are of value. We doubt the 
usefulness of some of them j indeed, the length of private .Bills is largely due to their 
containing blockEt of clauses, which, having'in time acquired a "common form," ar~ repeatedly 
granted as 80 matter of course j and we were told of one clause which had been granted in 
tIlls way regularly but had not in fact been used (Knight, 2780). Others we are not in a 
position to appraise, but, broadly spealung, it seems to us that they are powers of a kind 
which if useful anywhere ought, subject to the proviso that they be given wherever possible 
by way of byelaw, to be available everywhere without 1lnnecessary obstacles (Fovargtte, 6355). 
The Local Legislation Committee themselves have reported to the House of Commons in 
this sense (Knight, 2733, and paragraph 99 above), and if, as we have sllggested in 
paragraph 98, these powers were made available, so far ss can be done, by means of 
byelaws requiring the confirmation of the Local Government Board, the Board would be in 
a position to advise how far particular powers need be exercised in particular localities, 
and to give far more consideration to the matter than it is possible for a Parliamentary 
Committee to give (Knight, 2738, 2799). At present, if a local authority goes specially to 
Parliament and gets II byelaw-making :power- in &. local Act, the Board axe practically 
:precluded from objecting to its exercise, because they axe bound to presume that Parliament 
has satisfied itself, before granting powers of an exceptional kind, that the case for granting 
them had been made out. If such powers censed to be exceptional, this chfficulty would 
be removed. ; 

101. We understand (Knight, 2734) that frequently new clauses are passed subject to a 
time limit such as we recommend in paragraph 36 for byeliws. and we think it would be well 
that, in so far as it may not be possible to cast new clauses with respect to streets and 
buildings in the form of giving II bye~w-ma.king power, such clauses in local Acts, when they 
still require to be passed, should always be limited in tIlls way, with II power given to the 
Board by Order (not of necessity Provisional) to extend the time if the clause prove satisfactory 
in practice. • 

102. What is the best method of dealing with existing local Act provisions as to streets 
and buildings is not an easy question. It is clear that many of these ought on merits to be 
repealed as soon as possible, and the towns now governed by them take their place under the 
general byelaw system d£ the country, so far as byelaws can now go, Vlhilst the case for such 
a transference will be strengthened if the scope of the byelaw-making power is widened as 
we recommend (Knight, 2733; FOtJOIIV]ue, 6371 j Platt, 6775; Lancashire, 6981). When 
local Act provisions are retained it is obvious that they ought to be consolidated, as the Local 
Legislation Committee have recommended in past Sessions and again in their Report tIlls 
year. Local. Acts have this advantage over general statute law, from the point of view of 
revision when the need arises, that they can be altered by Provisional Order (Knight, 2752), so 
that thers is no question of finding parliamentary time. The Provisional Order is settled by 
the Local Government Board, a public local Inquiry having invariably first been held, and if 
the confirming Act is unopposed (as in matters within our terms of reference it almost &lwa"\t~ 
is) it may be s&id to pass through Parliament automaticallv, Imd there need be no trouble 'Or 
expense (Knight, 2758 j FOt>a'VIM, 6392). • • 

A number of such orders have been made, Imd gradually local Act areas are by this means 
,coming into line with the Public Health Act system of COAtrol of new streets and buildings in 

at 
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the country generally, the occasion usually being that the local authonty have found that the 
provisions of their Act are less flexible, or in some way less desirable, than byelaws-which, 
as explained above, they cannot make while an overlapping section of an Act remains in force. 
The extension of the scope of the byelaw-making power should gxeatly accelerate this 
process. 

103, It may be said that, ~s local Acts are so frequently ope~ to objection in a greater 
degree than even the older codes of byelaws-Bo much so that III many cases local authOlities 
who had obtained them have been oblIged to move for theIr repeal, often with a view to 
substItuting byelaws (Knight, 2758, 2763)-provision should be made for their compulsory 
repeal, especially if it be the case that local authorities, instead of promoting a Provisional 
Order when necessity is shown, sometImes prefer to wai~ untIl they have an accumulatIOn of 
matters waiting to be dealt with, in order to put them alllllto one Bill (Sutcliffe, 1873) 

But while Parliament has already accepted the principle of the compulsory repeal of 
byelaws, in passing sectIOn 44 of the Housing, Town, Planning, &c., Act, 1909, the compulsory 
repeal of statutes by any authority less than ParlIament itself would be almost a new departure 
(Knight,2746). Provisional Orders cannot now be made for repealing local Acts, wholly or 
in part, except on the application of the local authority concerned (Knight, 2761), and we do 
not think a suggestion that local Acts might be repealed WIthout an application from the local 
authority would be accepted, although it had the individual Bupport of one of the witnesse!' 
from the Association of Municipal Corpprations, at least to the extent of empowering the Local 
Government Board to initiate a Provisional Order without the local authority's assent if they 
had a 'substantial demand from the locality to do so (Fo'Vargue, 6360). Local authorities who 
have gone to the expense of obtaining statutory powers in the past and now enjoy in some 
cases exceedingly wide powers, would not be willing (though there may not always be any 
adequate reason for objection (Platt, 6780» to see their local Acts swept away WIthout 
consent (Knight, 2839). It would be necessary to allow them to oppose before a 
Parliamentary ComInittee any.Provisional Order for the purpose (Fo'Vargue, 6363) so that the 
procedure would lead to expense and irntation without any countervailing advantage over the 
method now in force. There seems, however, to be no objection to the substItution of Simpler 
machinery than any which exists at present for the voluntary surrender of local Act provisions. 
We Jlave said that we hope to see a conSiderable qllickerung of repeals by Provisional Order 
as the result of widening the scope of byelaws, but even this process is not free from some 
dela;v. In tbe first place, confirming Bills are only taken by Parliament up to Whitsun tide in 
any year, and therefore unless the local authority decide by (approximately) Easter to promote 
a PrOVisional Order there is not time to comply with the procedure laid down by statute and 
the standing orders of both Houses (Sutcliffe, 1873; Knight, 2759). 

104. We do not think that there sh.ould be any difficulty in accelerating this procedure. 
As only a small percentage of Provisional Orders is opposed in Parliament, it seems that the 
procedure leading up to them is so effective, for the purpose of securing tlIe assent of all the 
parties interested, that many come before Parliament only as a technical formality. Of Orders 
made by the Local Government Board, excluding Orders relating to the extension of boroughs 
or the constitution of county boroughs, the percnntage opposed for the ten years 1906-1915 
was!J, and, of Orders made by the Board of Trade, no more than 12'7. Departments of 
State have, moreover, often received in recent years authority to make not only ProviSIOnal 
Orders, but Orders which have the force of law without enactment or confirmation by Parlia­
ment. Such Orders may take effect unconditionally, or after they have been laId before 
Parliament for a prescribed period, or, lastly, in the absence of declared opposition. 

An Order of the last class is, in its original form, a Provisional Order, and may ultimately 
require to be treated as such, but if there is no opposition it takes effect without any 
confirmatIOn. -

Where it is a question of getting rid of requirements governing newaU'eets and bUIldings 
which either are obstructive III tlIemselves or overlap, and so prevent the use of, PublIc 
HealtlI Act powers, we see no reason why Parliament should not he asked to authorise a 
substantial extension of this system. Indeed, where the object is, as in the cases with which 
we have been dealing, merely to remove a local Act section in order to replace it by a byelaw, 
we recommend that the Order, which e:ll hypothesi WlIl have been promoted by the local 
authority concerned and been made the subject of a public local inquiry, might have 
unconditional and immediate validJty. 

105. There is another point, however To come to the Local Government Board first for 
a Provisional or other Order and then for confirmatIOn of new byelaws, to take the place 
of the requirements which the Order is intended to repeal, is a double-barrelled process 
analogous to that (for obtaining powers) to which we have already objected in paragraph 14 
of Oul Report, and we think it would be well, in addition to adopting the foregoing procedure, 
~ introduce a further simplificatIOn, to which Parliament Itself has already pointed the way 
in sectIOn 3 of the Public Health Acts Amendment Act, 1907. That Act, whICh as we have 
already sl;ated comes llltO force only by Order of ~he .I..ocal Government ~oard, con!ains 
proviSIOns empowering the Board to attach to the puttmg mto force l>f any sectIOn a conditIOn 
repeahng or altermg any section of a local Act, and the Board have very properly used this 
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power freely, as will be seen upon inspection of the schedules to the Orders they have made. 
We may remark, in passing, that these Orders are not Provisional; that is to say, they form 
in this respect a precedent for the second suggestion in the above paragraph (104) of our 
Report. 

It may be mentioned that our proposals receive additional,support from the Report of the 
Acquisition of Powers Sub-Committee of the ReconstructioIA Committee (Cd. 8982, 1918). 

106. By a further extension of tms process, we tmnkit would be well to enable the Bortrd, 
at the. request of the local authority concerned, to lUclude in the certificate by which. they 
signify their confirmation of a series of byelaws under the general law, provisions repealing 
any section of a local Act which they consider to be an obstacle to the making of any byelaw 
in such series and a proper subject for repeal in tms way. Where the Board thought it 
desirable, either becaw;e the local Act section was of some potential value or because some 
new principle seemed to be involved, they could, of course, reqUIre the repeal to be eff,ected 
by the new type of Order wmch we recommend or even by Provisional Order under the 
existing law, but to illustrate the technical and dilatory character of the procedure which 
is now required we may refer ip. some detail to the Shrewsbury case already mentioned. 

The Corporation desired the Board's sanction to a loan for a scheme of housing for 
the working classes, wmch It appeared could not legally be carried out because. of certain 
obstructive byelaws as to streets made in 1877, and in order to secure such sanction undertook, 
by formal resolution, immediately to adopt byelaws as to streetR based upon the model clauses. 
When the draft of thess new byelaws was before the Board it was discovered that there was 
in force a section in a local Act, passed in 1855, wmch required all streets within the Borough 
to be of a width of tmrty-six feet at the least. This section had already been forgotten when 
the byelaws of 1877 were adopted, but its mere existence invalidated any provisions in those 
byelaws inconsistent with it, and, of course, prevented the making of new byelaws allowing 
a less width than it prescribed. The Corporation on discovering tms obstacle at once 
petitioned the Board to make a Provisional Order to remove it, and this has been done. But 
to do so involved, as the law now stand!!, the needless macmnery of a formal resolution and 
petition, an Inspector's visit, the making of tile Order, and its submiss16n to Parliament for 
confirmation, wmch took place in the present Session. 

Had the local Act section been discovered a month or six weeks later the matter" must, 
as already explained, have stood over till the following year, and with it the making of the new 
byelaws which the CounCIl are pledged to make to legalise the laying out of streets on modern 
lines. If the method wmch we suggest had been in force, the repeal of the local Act section 
could have been included in the certificate of confirmation of the new byelaws bywmch the old 
byelaws,'Vere repealed. All needful publicity would have been secured in the advertisement 
of the new byelaws, which in any csse will be required under section 184 of the Public Health 
Act, 1875, and it welUld have been unnecessary for the Board's Inspector to go down to 
Shrewsbury and hold a formal inquiry, at wmch there was not, and was not likely to be, any 
opposition, for the resson that the whole matter was technical and of no public interest. ThuB 
a delay of months (0:-, out for the good fortune which disclosed the forgotten Act in time, of a 
year or more) woulcJ. have been avoided. 

107. We think local authorities should have the option of exchanging (so to speak) worn-out 
statutory powers for new byelaw Pllwers in this way, when we believe many of them will, 
given the extended scope of byelaw };lowers which we recommend, be glad to avail themselves of 
sueh facilities, to the great advantage of their constituents and of all persons connected with 
building and deYelopment. 

CRAPTER VII. 

Enforcement of Byelaws and bf lJyelaw-making. 
108. It willliave been observed from the statement of the existing position in Chapter I. 

ot this Report that it is optional whether a local authority shall make any byelaws with r&lpect 
to streets and building-. The policy of Parliament embodied in the PubliQ Health Acts has 
been to allow those authorities who thought they needed byelaws to proceed to make them, 
leaving {)ther districts free, and we UBderstand that, following the policy of Parliament, the 
practice of the Local Government Board has always been not to urge that byelaws be adopted 
unless they lu\d evidence before them (in the reports of Medical Officers of Health, or their own 
Inspectors, for example) showing special circumstances. The policy of Parliament was due to 
the process, mentioned earlier in tms Report, by wmch the Public Health Acts have grown up. 
When the simple plan of allowing local legislation in the shape of byelaws took the place of 
the expensive oue of passiug special Acts, it W3S natural that the initiative shonld still be 
left witJh the lbcal authorities as it had been before, and that it should be assumed" tha~ 
district the local authority of which did not make byelaws did not need them. B~t however 
natural may lll\\'e been this policy of Parliament, and whether or not it Willi right at the 
commencement, it is a questiol1' whether It ought now to be maintained (Oarnwarth, 742· 
Dicki1l801l, 100:!; lViZli8,4297 ; Abrahams, 45U ; Betham, 4641; Morgan, 5314; Barrakt,5672)' 
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Even wItnesses from Societies representing distinctly the rural interests of the country, such 
as the Rural Housing OrganisatIOn Society, the Central Chamber of Agriculture and the Land 
Agents' Society, were clear on this, whIlst on behalf of the British EmpIre Producers' Organisa­
tIOn it was suggested that the cost of buildmg would be les~ened by the adoptIOn of byelaws 
on the model hnes 10 districts where none are 10 force, as the establIshment of a legal standard 
would show the needlessness of some customary practIces (B~tham, 4642). The rural model 
code is so entirely unrestrictive that it at least ought to be in force in every dIstrict; indeed. 
we have had suggestions that in some particulars It should be made more stringent. Even the 
intertnediate and urban models are not a whit too stnngent for the classes of area for whICh 
they are respectively designed, and we have had witnesses of wide experience, even from the 
building trade (e.g., Waring, 4992; White. 6708, 6723), who would hke to include JD these 
model~ also additional requirements which the Board have thought unnecessary. We have 
ah'eady spoken of the diversity of bmlding law In different distncts, and WIth this especially 
In VIew we were at one stage of our inquiry attracted by the ~uggestion made to us by Colonel 
Le Roy Lewis, and more fully explained by Mr. Sutcliffe, who advocated a single code of 
byelaws for adoption in all districts, subject to necessary local variations to meet, for example, 
differences of clImate, and with further variations accOldmg to the nature and density of the 
development (Le Roy Lewis, 1690; Sutcliffe, 1997, &0.). This is an apphcatIOn and 
extension, .suclr as we advocate in paragraph 30 above, of the prmciple of clause 5 in the 
intermedIate model series, and as the operation of tlns plan would be absolutely automatic 
there is something to be said in favour of it. Nevertheless upon conSIderation we have 
come t9 the conclusion that 1t would involve a good deal of trouble to arclritects and builders, 
local authOlities, and inbabItants of areas which were not in need or likely to stand ill need 
of the stricter clauses, particularly those (220 in number at the opening of our inquiry) who 
have not had byelaws hitherto of any lund, that s\1ch a smgle code with alternatives auto­
matically operatmg would be exceedingly complex (Abl'ahams, 4516), and that on the whole 
it would involve perplexity and changes in established ml'thods which it is unnecessary to 
introduce (Morgan, 5550). Some consideration is due, we think, to the country buIlder (Le 
Roy Lewis, 1676), and for his sake, if no other realion, we prefer to see the buildmg code 
kept as simple as it can be, a process certainly aided by the tripartite dIvision into urban, 
intermediate, and rural (Keen, 4915). We think the desired result could be instead achieved 
by the following plan. 

109. In the first place. let every district have at least a minimum code of byelaws. There 
are many authorIties who have not made byelaws hitherto, even on pressure from the Local 
Government Board, that is to say (bearing in mind what we have already mentioned as to the 
Board's policy) even in cases where such byelaws were most clearly necessary on sanitary 
grounds. We do not think any appreciable number of.authorities would refuse to carry out 
a statutory dIrection that bYfllaws should be made, but there might be some cases of default, 
and we suggest these should be met by giving the Board power to declare by order thatcertam 
byelaws should come into force and take effect as if made by the authonty. There is a 
precedent for thEl form of this in section 44 of. the Housing, Town Planning, &c., Act, 1909. 
We shall then have taken the first step which will ensure that plans of all new buildings are 
deposited with the local authority. 

110. The second step is not so easy, namely to secure that the provisions so put into 
operation shall be enforced. But just as we consider that the number of authorities who 
would disobey a statutory direction to adopt byelaws for their districts would be small, so we 
think the number would be smaller who would deliberately neglect to enforce the proVIsions 
whiclr had been put into operation by the Board (Jenkins, 3752; F01Jargue, 6534). To provide 
for this contingency, however, we think the Board's existing powers under the Public Health 
Acts might be strengthened, on the lines, for example, of enablmg them to appoint the County 
Council to execute the byelaws. There is no new principle involved in this, as the Board 
already have the power to nominate a person to act in place of a defaulting local authority 
in other matters, and in London the power of appointing the County Council to enforce 
byelaws in default of the borough council is expressly given them by section 101 of the Public 
Health (London) Act, 1891, . 

HI, It seems to follow, once it is granted that some byelaws ought to be everywhere in 
force, that steps should be taken to secure that they are adequate and are strengthened as 
required. (We have alrelldy dealt, in Chapter III., Wlth the converse problem of seeing that 
those which have become too stringent are repealed.) The original byelaws in a district 
hitherto without them would naturally be in most cases in the rural form, but if our suggestiop. 
is adopted of equaf statutory powers for all authorities, it will be easy to secure that they are 
graduated according to the character of the area (rural, intermediate, or urban), judged by the 
state of its development, and not according to its governmental designation as a rural or an 
urban district (Le Roy Lewis, 1676; Em'le, 4067; Lipscomb, 4116). There is no reason why 
a rural area which happens to be in law an urban district should not have (for what It is 
~rth; since we have already said that with the modern lIDprovements even a fnll code of 
byelaws c~ntains no unreasonable restrictions upon building) such a reduction in the standard 
of controlns ia represented by substituting a rural for an urban code of byelaws, and there is 
every reason why an urban area, though called a rural district, should have the urban or inter­
mediate byelaws which it needs. The same considerations apply to parts of districts; given 
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an ascertaiJied boundary, there is no reason why orie part of a district should not have byelaws 
different from another (Lipscomb, 4123); this, indeed, has quite frequently been done 
(Dolton, 38), and we are anxious for local autho~ties to realise th~t it can be dO!le and that it 
is encouraged by the Board. In the rural distrIct the most ObVIOUS boundary IS that of the 
contributory place, and it would probably be convenient for the sake of certainty to adopt 
this even at the cost of including (for example) a truly rural portion of a contributory place 
in the ambit-of urban or intermediate byelaws. In speaking of a rural district or a rural 
area iIi what follows we must be understood as referring to a portion of a district or even 
a portion of a contributo~y place, where necessary, the principle we are making being equally 
applicable whether it is all or a part only of a district which is in question. 

112. Starting with the simplest case, a purely rural area, with the hypothesis that the local 
authority have adopted a purely rural code, we are faced with the problem of what should be 
done if unforeseen development takes place (Dickinson, 1287 ; SuteUjJe, 1992). In the collierl': 
areas a new pit may be sunk, or in other districts a factory may be put up', and, it is conceivable 
that urban development of the worst character might be sprung UpO)l the district through the 
absence of the controlling force of urban byelaws (Earle, 4205; Morgan, 5354). 

We see no reason to doubt, as regards the maj ority of district collncils,-the accuracy of the 
view expressed before us by the representative of the Rural Distnct Councils' Association, 
who said that a Rural District Council usually would be prepared to take steps to meet this 
danger, and adopt more comprehensive byelaws as soon as they found the need to do so 
(Morgan, 5545). But it is just possible, as was suggested to us on behalf of the Land Agents' 
Society, that a Council might connive at building of an improper or at best an ill-considered 
character, rather than risk losing the advantage to the district of the proposed industrial 
development (Lipscomb, 4257). We are told by members who are familiar with, Canada that 
this has actually happened in that country, WIth disastrous results. And a greater danger 
is that the commercial interests would be too rapid for the present machinery of local 
government, and to meet this possibility, as well as that of negligence or deliberate inaction, 
we think some further maclIinery should be devised. ' 

113. We have already suggested the means by which 'the local authority will have under 
review plans of all buildings proposed to be erected, and we think the further machinery 
required can be built up as follows :-

(1) Require every local authority to keep a simple record, in a form to be prescribed, 
of the plans submitted to them, and to make returns at such intervals as the Board 
require of the number of such plans and whether they were for dwellings or 
factories, &c. These returns, whioh are now being made to the Ministry of NatIOnal 
Service for another purpose, would be simply a numerical statement and would 
involve the council in no trouble or e~pense. 

(2) Give a specific right to the County Council, to the parish council or parish meeting of 
any parish in a rural district, and: elsewhere to any four inhabitants, to represent 
to the Local Government Board that the district had reached or was likely Boon 
to reach a stage of development in which more comprehensive byelaws were 
required. These are the same as the persons entitled by section 10 of theHousin~, 
Town Planning, &c., Act, 1909, to complain to the Board of a failure by a local 
authority to exercise their powers as to the housing of the working classes. 

(3) Empower the Board, upon a representation as aforesaid, or upon examination of the 
periodical returns of plans, or the Medical' Officers' reports already furnished 
to them, or upon represeJ;ltation by their OWl). Inspectors, to require the adoption 
by the local authority of such byelaws as will meet the case, or in default 
(which we think. would be extremely rare) to put in force such extra byelaws 
(Lip8comb, 4260). 

In this wa~ the ohain should be complete; and the district would be reasonably 
eafe~arded agsmst tlIe sudden growtlI of unwholesome conditions of development. The 
imtnlgrant industrial builder would know that the more urban the character of his 'Proposals 
the more stringent Wi'ud be the obligstions :which would be imposed upon him, and would 
thus haye a direct motive to proceed on hygienic liJ}.es. Thus the object of Mr. Sutcliffe's 
suggestion, to whioh we have referred, would tend to be attained, though not quite in the way 
tlIat he suggested. 

114. We have referred to the enforcement of byelaws in relation to the enforcement of the 
whole code in operation in a district, and this may be the most convenient place to speak of 
the enforcement of particular clauses. Instances sometimes come to light, and some have 
been mentioned in evidence before us, of failure by a local authority to enforce its byelaws 
(Sutcliffe, 1857 ; Lipscomb, 4131 ; BoaN, (994). It is obviously the duty of every administrative 
body to carry out the law, and the duty of so doing is. all tlIe stronger morally where the bOdy 
is. one whioh (like II local authority) has the power by an amending byelaw to..xp.odify any 
provision which is found in practice to work badly. The local authority, thai; is. to say, has a 
proper means ready to hand of redressing any grievance due to an unnecessary byelaw, and 
has no moral right, as certainly it hll{l no legal right, to take the irregular course of not 
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enforcing it. Failing to secure compliance'with Its byelaws is, of course, most reprehensible 
when the authont)' is itself building, when, that is to say, it reaps itself the benefit of non­
compliance. 
. . 11 5. As th? law stands a local autliority is not in practice compellable to enforce its byelaws 
If It chooses to Ignore Its duty; the Local Government Board have, under section 299 of the 
Public Health Act, 1875, which gives them certain powers to require the enforcement of the 
Pubhc Health Acts, no power to require it to do so, and a defaulting authority has therefore a 
free hand. We presume that mandamus would lie to compel a council to do its duty in this 
respect as in any other, but there appears to be no direct authority for this as a general 
proposition, and mandamus is, anyhow, not a remedy which in practice the ordinary ratepayer 
can use. The cure tor the ensting immunity lies, we think, in an extension of the power of 
prosecution. At present no person other than the local authority can, without the consent of 
the Attorney-General, prosecute for breach of byelaws unless he is "aggrIeved" (sectlOn 253, 
Public Health Act, 1875). and as the fact of being an aggrieved person is most difficult to 
prove in relatIOn to the breach of a law designed for the protection of the public and not of 
private interests, the power of private prosecutIOn is inoperative. 

116. We therefore recommend that the County Council (follo\ving section 100 of the 
Public Health (London) Act, 1891) or any ratepayer or inhabitant of a dIstrict be Ampowered 
to take proceedings for breach of a byelaw If the authority of the district, on demand fOflllally 
made to them, refuse to do so; that the limitation of time within which proceedings may be 
taken shpuld run from such demand; that if the proceedings are successful the person ~ho 
has demanded that proceedings shall be taken, and on the refusal of the local authority has 
taken them himself, should get from the local anthority any costs not paid by the defendant, 
and that if 1}e is unsuccessful he shonld be recouped by the local authority, if the Local 
Government Board certify that the proceedmgs (though unsuccessful) were reasonably taken. 

CHAPTER VllI. 

Byelaws in relation to Town Planning, and to Special Areas. 
117. Our reference is confined to byelaws and regulations under the Public Health Acts 

and local Acts of parallel scope, and questions of town planning are beyond Its teflllS except m 
so far as the public health and town-planning systems overlap. But the two systems are 
logically so closely connected that many witnesses have spoken of town planning, and we have 
not felt it possible definitely to check their doing so. The English law has approached these 
questIOns from two different angles. On the one hand it has safegnarded the public health 
and other objects (such as stability and security from fire) which for convenience have been 
put into the Public Health Acts, by machinery designed as a brake; on inruvidual licence, 
assummg that individual enterprise would supply the motive force; on the other hand, ·it has, 
in the Housing, Town Plannmg, &c., Act, 1909, made definite provision for the local authority 
to plan out the future of its rustl'ict upon comprehensive lines, marking out in advance the 
channel along which individual enterprise shall be allowed to flow. 

118. We were gratified to note an apparently general belief on the part of our witnesses 
in the future of town planning, but whilst the complete town planningofthe country might, if 
this were desired, remove the need for any regulations except those contained in town-planning 
schemes, it appears to us that compulsory, or even general, town planning IS not very near. 

In the meantime individual enterprise must play its part, and must be subject through 
the ordinary machinery of the Public Health Acts to checks upon degeneration mto licence, 
and (to come to the particular matter of our reference) must be controlled thro~h byelaws. 
It is obvious that WIth two systems existmg in this way side by side there is danger both 
of gaps and of overlapping between the one system and the other, and that so far as possible 
this danger must be met In some cases in the past town-planning schemes, or proposed 
schemes, have dealt with topics which could be dealt with by Public Health Act byelaws 
(Dickinson, 1010); in others they have mcluded provisions analogous to the subjects of a 
byelaw, which only could not be enacted in a byelaw because of the exisqng lImitatIOns upon 
the Public Health Act byelaw-making power. The widening of this last-named power, as 
recommended in paragraph 12 of this Report, should remove the neces~ity for including in 
town-planning schemes clauses of this kind. Agam town-planning schemes have been used 
tn sweep away, in the town-planning portion of II district, byelaws which are obsolete or other­
wise unjustifiable in the -distrICt as a whole, although it is clear that where II restrictIon IS 
unnecessary in the district as a whole, it ought not to be necessary that the machmery of a 
town-planning scheme should be lOtroduced for its revocatIOn, nor should it be left to vex so 
much of the district as is not subject to a scheme. It seems to us that the faclhtles we have 
recommended, on the one hand for removing byelaws which are obsolete, and on the other for 
the makmcr of necessary byelaws upon other topics than those upon whICh bye~aws ~an be 
made at presefit, will incidentally relieve town-planning schemes from the lOcluslOn of 
extraneous matters which, as the law stsnds, may tend from two dil'el'tions to be thrust upon 
them 
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119. The last two paragraphs deal rather theoretically with town planning in its relation 
to the Public Health Act system, but there are two practical points (not necessarily or sol!lly 
arising in connexion with town plannmg as now understood, but more conveniently dealt with 
here than elsewhere in our Report) one of which was brought to our notice by Mr. Sutcliffe, 
Mr. Lloyd, and others, and the other in particular by Mr. Lancashire. It may sometimes 
happen that a landowner wishes to develop upon what sometimes are popularly,' though 
loosely, called ,l town-planning hnes," but because his estate is too small for the machinery 
laid down in pursuance of the Act, or because there are other owners who have to be con 
ciliat~d, or (if it is a local authority's scheme which is in contemplation) because the local 
l1uthority are dilatory, or for some other reason, no town-planning scheme is made. In some 
cases in the past the local authority have agreed to allow the owner to contravene the law in 
some particulars, reco~nising that his dispositions were on the whole better than the minimum, 
or presumed minimum, which the law demands. The eases we are now contemplating are 
those in which the local authority may have undertaken to carry through a town-plannin€1 
scheme to modify the law and legalise in future what has been done with their,concurrence, 
but their agreement that they will meantime allow th~ owner to do what is illegal is, strictly 
speaking, no protection to him (Suteli;fJe, 1855). Not only is. he guilty of an act which 
may result m destruction of the work which he has carried out, bJlt the local authority 
are themselves in strictn~ss amenable to proceedings in the Courts for permitting 
illegality (soo remarks in pa.ra.graph 115 above as to the enforcement of byelaws). Again, 
local authorities may change their views, and the agreement of a council to allow a breach of 
the law does not estop them from enforcing it, if and as soon as they awake to a different sense 
of their duty in the matter. We do not say that the rIsk of the taking of proceedings either 
by a person aggrieved or by the authority itself is very high, hut the ~lsk does exist (Lloyd, 
3833) and is a serious thing to the landowner sltuated as we have descrIbed, especially SInce 
the irregularity of his position makes it impossible for him to give security for money he may 
need to borrow (Lloyd, 3849). Moreover (and from the public standpoint this is much more 
serious) the law itself is brought into contempt if colour is given to the notion that it has to be 
broken in order to make feasIble what may be a better type of de'-elopment than anything the 
law demands. Whilst not going tOo far above -the minimum requirements itself, the law ought 
not to make the highest standard difficult or economically impossible to be provided. We 
think that a large, probably the largest, part of the difficulty in this connexion will automatically 
be removed by the machinery we recommend for getting rid of obsolete or oppressive byelaws, 
since the majority of those remaining will be such as can always and should always be obeyed. 

120. Nevertheless more is likely to be heard aiter the War of a demand for exceptional 
treatment of estates of sufficient size to allow a process of set off to be brought into operation, 
a wide ·arterial road in one place in exchange for one of narrow width where there is no traffic, 
or other arrangements of that kind, and as Mr. Lancashire pointed out the question has another 
side (Lancashire, 6983). Blocks of land may be in process of development (in the instances he 
gave it was the private grounds surrounding large houses which had come into the market) 
which are too small for town planning under the existing law, and yet might well, in the local 
authority's opinion, be made the subject of some special treatment to secure a better layout 
than can properly be demanded under pen~ty. One objectIon here is that all such arrangements 
favour the large owner, and tend to increase the feeling of the small owner or ordinary builder 
that the law is hard upon him. It is,:I,.£ter all, the small man who, taken in the aggregate, provides 
most of the development of the country, and it 18 he who is most hardly hit by the maintenance 
of obsolete or unnecessary byelaws. Another and more forcible objection is the danger tllat 
a local authority may use its byelaws to secure indil'ectlyofrom the landowner by a bargaining 
process advantages which cannot directly be required. We have spoken of this in paragraph 31 
in discussmg the reasons which may move a local authority to retain oppressive byelaws, and 
we had some evidence (Sutcliffe, 1783, 1797, &c.) that the reason has actually been found to 
operate in practice. We should have supposed that cases of the kind were likely to be quite 
exceptional, had itnot been for an answer given to \II! by one of the witnesses who appeared on 
behalf of the National Housing and Town Planning Council, which seemed to suggest that 
such bargaining had the approval of that body (Lovelock, 3227). We think probably that it 
would not be fair to regard this answer as implying acceptance of the principle beyond quite 
narrow limits; but, 1¥-wever this may be, we should ourselves have thought it almost too 
elementary a proposition to require stating that where Parliament entrusts to a subordinate 
legislative and administrative body. powers 6:'[erciseable for certain purposes, it" is not ouly 
tlltra mrtl8, but it is in the highest degree a breach of public trust, to use them as a lever or a 
short cut for securing other objects, whether or not in themselves desirable, which Parliament 
has not given power directly to secure, or has laid it down should be secured by other means. 

This matter requires to be watched in any arrangements which are made for so-called 
.. intermediate town planning." -

121. In this connexion a suggestion has been made to us that the width required for new 
streets might be averaged or pooled oveto tile whole of an estate, so that supposing (for example) 
forty feet to be the standard width, sixty feet might be required in one place and only twenty 
in another, whilst others again might be fifty feet and thirty (Lancashi~, 6992)_ Clearly this 
is impracticable in the ordinary case, because much street development is done piecemeal by 
purohasers or leaseholders of very small estates; but where a whole estate is de&nite1y dedicated 
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to town planni.ngl~rposes, or in su~h circumstances as were ~n the mind of Mr. Lancashire 
wh;en. he descnbe what was happenu;lg at Leeds ~n the cutting up of large properties fo1' 
bUlldlng, we ~o not ~ee why something of thIS kind should not be attempted. It is at 
all events an lllus~rat~on of the. ki?-d of a;rangement which ~e s~ggest might be introduced, 
and to meet the ob,lectl.ons of pr10CIple which we have stated In ~s chapter and elsewhere in 
our ~eport, we think It should be done by the regular formulatIon of byelaws applying to a 
speCIal area (cp. Morgan, 5419). 

122. At tI:e ris~ of seeming to labour it unduly, we must, in view of the great importance 
we attach t? this polOt, re,Peat that w~ only recommel?-d any special dealing, in advance of a 
town-planmng scheme, WIth byelaws 10 a town-planrung area on the distinct understanding 
that:- . 

(1) Any existing byelaw must be justified with reference to the statutory objects of such 
byelaw, and independently of this procedure, or it must be repealed; there must 
be no room even for suspicion that the local authority are maintaining restrictive 
byelaws on one subject as a lever to extort from the estate owner concessions on 
another. 

(2) As the converee of this proposition, it should be a condition of the Local Government 
Bo~d's confirming any relaxation allowed in such. a special area that they have 
satIsfied themselves that the relaxation is in pari materia with the circumstances 
alleged to justify it. For example (we take an extreme example to place our 
meaning beyond doubt), a linlitation of the number of houses to the acre would 
not justIfy laxity in regard to the covering of building sites, where necessary, with 
concrete or other impervious material. 

CHAPTER IX. 

SUlllll1al'Y of Recommendations. 
123. In this chapter we propose to summarise the recommendations contained in previous 

chapters of thIS Report, first reiterating that both by the drafting of their model series and 
by their practice in the revision and confirmation of byelaws made by local authorities the 
Local Government Board have, in our opinion, done as much as can be done under the existing 
law to aVOId hardships and difficulties in the control of building and development, and that 
such improvements as are required in the system can in consequence be carned into effect only 
after legislation. It will be seen that almost everyone of our Buggestions involves legIslation, 
and that most of them are for alterations in the machinery of control by which it may be 
brought up to date and put in order, our view being that no revolutionary changes have been 
shoWll to be desirable. 

1~4. We recommend :-
(1) That the statutes in the general lllW' authorising the making of byelaws be 

consolidated (paragraph 11). 
(2) That any obvious gaps in the existing powers be stopped up and clear deficiencies 

be remedied (paragraphs 12 and 11). 
(3) That, in particular, the existing statutory definitions of "new building" be taken 

into consideration with a view to such an amendment as will secure that works 
which cannot reasonably be subjected to the control properly applied to the 
erection of a new buildmg are not classed as such (paragraphs 16 and 17). 

(4) That certain powers relevant to the subject of our inquiry which have been 
incorporated in cammon-form clauses in local Acts be made available in the 
general law (paragraphs 17 and 100), and that the existing practice of Parha­
ment not to give special local powers for purposes which can be secured by 
byelaws under the genel'allaw be maintained (paragraph 98). 

(5) That all sections in Acts of Parliament giving powers with respect to new street.~ 
and buildings should, so far as pos~ible, take the shape of authorIsing byelaws 
to be made; that, in relation to the control of streets and build1Ogs, byelaws 
made by the local authority and confirmed by the Board should be recognised as 
the standard method of control, to the exclusion (unless byelaws are clearly the 
less appropriate method) of direct statutory provisions, of dIscretIOn, and of 
.. regulations" (paragraph 21); and that, where Parhament is satisfied that 
Dew local Act powers are essential, they should whenever possible be in the 
shape of a byelaw-making power (paragraph 98). That local Act sections 
within our terms of reference be required to be printed and supplied without 
charge as byelaws are (paragraph 98}. 

(6) That when a clause in this .shape is shown to th~ satisf~tion of the Local Legislation 
Committee to be unSUItable, any powers gIven WIth respect to new streets and 
buildings should be limited in point of time, with authority to the Board to 
extend the time by Order (not provisional) (paragraph 101). 
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(7) That regulations, 8B distinct from byelaws, be abolished in matters within our terms 
of reference (paragraph 22). 

(8) That the distinction between urban authorities and rural authorities in respect of 
their byelaw-making powers be abandoned, leaving it to the Local Government 
Board, under section 18,1 of the Public Health Act, 1875, to refuse to allow 
unnecessary or unsuitable byelaws proposed by an autqority of either class 
(paragraphs 14 and 17). 

([I) That in the Act for the foregoing purposes, when it has enumerated the specific 
topics on which it is consldered byelaws should be made, there should be a 
section giving power to the Local Government Board to add other topics, by 
Provisional Order, as they now can do when a specific byelaw-making power is 
given in a local Act (paragraph 17). 

(10) That section 44 of the HQusing, Town Planning, &c., Act, 1909, which gives the 
Local Government Board power in certain circumstances to require the repeal of 
an existing byelaw, be amended so as to get rid of the words which have 
prevenlled the power from being an effective one; the power being at the same 
time so extended that advautage may be taken of it in relation to other buildings 
as well as houses for the working classes (paragraph 35). 

(11) l'hat a time limit IIc(!ording to the date of their confirmation b6 put on the continuance 
of all byelalVl> coming within our terms of reference, including those to be 
confirmed hereafter (paragraph 36). • 

(12) That, in order to facilitate the amendment of existing local Act provisions within 
Ollr terms of reference, the Local Government Board be given power, after a local 
in'luiry, to make amending Orders which, in the absen('e of opposition, need not 
be provislOnal (paragraph 104). That, where it is desired merely to repeal a 
local ,Act section for the purpose of replacing it by a byelaw to the making of 
which the section is an obstacle, local inquiry may be dispensed with and the 
repeal may be effected by a provision included in the certificate of confirmation 
of the byelalVs (paragraph 106). 

(13) That a local a'uthOl'ity who reject a plan should be required to specify in writing 
the particular respect in which its carrying out would be illegal (paragraph 39). 

(14) That, on a joint request from the local authorlty and the person whose plan has 
been rejected, the Local Government Board be empowered to decide (subject to 
a power to state a case for the High Court if the Board Bee fit) whether the 
rejection is or is not lawful; 'that any such decision be binding on both parties 
and on any court before which the question whether the partioular plan 
complies with the law may come (pal'agraph 40). 

(15) That, failing an agreement to refer the legality of the rejection to the Board, either 
party be given a right to apply to. a court of summary jurisdiction, with appeal 
to quarter sessions, for a declaration whether the rejection was or was not 
lawful; that any declaration so obtained be binding except in the High Court 
(paragraph 43). 

(I6) That, in relation to byela" as to the level, width, and construction of new streets, 
binding force should be given to conditions embodied in the byelaws (e g., in 
urban model clause 6) and adopted by the developing owner, \tUder which he 
has obtaiJ,),ed the benefit of a reduction of tae general requirements of such 
byelaws (paragraph 68). 

(17) That byelaws be authorised' for fixing the distance between the buildings in new 
streets, and that the Public Health (Buildings in Streets) Act be repealed 
(paragraph 68). . 

(18) That power be given to prevent a street once laid out in accordance with the byelaws 
from being altered in such a way that if at first so made it would have 
contravened the byelaws (paragraph 72). . ' 

(19) That clauses with respect to new streets eltould. so far as practicable, include provisions 
to secure that at the stagll of laying out some constructional work of at least an 
elementary character be done (parasraph 64). 

(20) That, fallowing on this, local authorities should, in relation to the taking over of a 
street under section 150 of the Public Health Act, 1875, or under the Private 
Street Works Act, 1892-

(i) be required when putting forward their constructional byelaws for new 
streets to formulate in advance a maximum specification or specifications, 011 
compliance with which or with the appropriate one they will take over streets, 
and that such spe('ification should be submitted for the approval of the Local 

. Government Board under section 184 of the Public Health Aci, 18i5, in the 
same manner as a byelaw (paragraph 65) ; 
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(ii) not be allowed to require at the stage of taking over the destruction of 
work executed in accordance with the byelaws or with such a specification at 
the stage of laying out and still in good condition (paragraph 64) ; 

(21) That it be made the duty of every local authority to adopt at least some building 
byelaws, and that periodical returns be made to the Board of the number of 
plans submitted in accordance therewith; that machinery be introduced whereby 
in default of the making of necessary byelaws, the Local Government Board may 
put in force by Order provisions which shall hav6 effect as if they were byelaws 
made by the authority (paragraphs 108 and 109). 

(22) That if a local authority makes default in the enforcement of byelaws, the Local 
Government Board shall have power, as they already have in London with regard 
to byelaws made under the Public Health (London) Act, 1891, to appoint the 
county council to execute the byelaws in place of the local authority 
(paragraph 110). That if a local authority neglect or decline to enforce a 
particular byelaw in a proper case the county council, or any ratepayer or inhabitant 
ofthe dIstrict, be empowered to take proceedings to enforce it, suitable provision 
being made as to the reimbursement of costs (paragraph 116). 

(23) That the existmg exemption in the model byelaws in favour of buildings erected 
under the Improvement of Land Acts be deleted and, asloeal byelaws are revised, 
be gradually swept away (paragraphs 83 and 94). That the other existing 
exemptions in favour of buildings in -ovhich various Depaltments of the Govern­
ment are interested be reconsidered, and be made, where necessary, the subject of 
negotiation with the Departments concerned, with the object of securing that as 
a rule all buildings, even if erected by a publIc body for a public purpose, shall 
come within the purview of the local authority. That no new exemption be given 
in favour of buildings erected in accordance with plans approved by any 
Government Department (palagraph 94). That the exiRting exemptions be 
revised so as to secure, if pOSSIble, complIance with drainage and certain other 
necessary byelaws (paragraph 94). 

]25. It will be universally recogrused that the revision of any obstructive byelaws which 
may be found to exist is an essential part of the work of reconstruction. Problems of the 
housing of the workmg classes, especially under conditions'caused by the War, and likely for 
some time to persist, will show local authorities more clearly than ever before the necessity of 
bringing their byelaws into line with the most approved methods of development. Willlst it' 
is Important to remember that the housing of the working classes is, as we pointed out in 
paragraph 35 of this Report, ouly part of the field which byelaws cover, the general revision 
to which housing Bchemes may be expected .to give rIse will benefit other forms of brulding and 
development. The Local Government Board will doubtless, followmg the policy which dictated 
their circulars of 1906 and 1912, do what they can to stimulate revision as soon as the position 
(for instance in regard to the staffs of local authorities) has sufficiently improved; but their 
powers are now so limited that the present need for speedy action lends urgency to the plea we 
make for amendment of the law. We ale of opiruon that steps ehould be taken to give 
effect as soon as practIcable to all our recommendations, but above all to the third and tenth, 
whilst the eleventh and twelfth are also of great Importance. The third (to amend the 
statutory definitions of new bruldmg) has. become urgent by reason of the defect in the 
Public Health Acts Amendment Act, 1907, disclosed in the recent Repton case; the tenth 
proposes to cure what is the one great defect in the byelaw system as it now exists, namely, the 
absence of an effective power in the Local Govemment Board to wIthdlaw their confirmation 
of a byelaw i£ subsequent experience shows that it should not reml1m In force. 

126. We cannot end without expressing our regret at the untimely death of Sir Walter 
J erred while on his way to India to serve, at the request of the Secretary of ::Itate, upon the 
Indian Franchise Committee, and when the first draft of this Report was already In type. 
He was much interested in the work of our Committee and he attended the greater number of 
the meetmgs held before hIS departure, being kept away from the remainder only by the 
pressure of his duties in bringing into operation the great scheme of electolal reform which was 
to so large an extent his handIwork. Even when he was unable to attend. his advice was 
freely at the disposal of our Chairman, and one of his fast acts before leaVIng England was to 
wrIte a memorandum (printed as a note to this Report) expressing his general concurrence 
in the Chairman's draft. By hIS death a few days later not only our Committee, but the Local 
Government Board, the CiVIl SerVICe and the State haye suffered an extremely heavy loss. 

127. In conclusion, we wish to put on record our obligation to our Secretary, lIfr. A. N. C. 
Shelley, of the Legal Department of the Local Government Board. Notwithstanding shortage 
of staff and calis upon his time which from first to last have necessitated his doing most of 
his work for our yommittee out of office hours, Mr. Shelley has successfully arranged the 
summoning of witnesses and the general conduct of the Committee's business. More 
important still, by correspondence and informal discussion with witnesses and with members 
of the Committee, he has found a solution for many of our difficulties, and has given definite 
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shape to the results of our discussions. His knowledge of the law and of·the practice of the 
Board has been most helpful to us, and his energy, acumen, and tact in and out of meetings 
ha ve smoothed the way to this unanimous Report. 

A. N. C. SHELLEY, Secretary, 
13th November 1918. 

We are, Sir, 
Your obedient servants, 

. STEPHEN W ALBH (Chairman) 
ARTHUR G. BOSC.A WEN. 
ARTHUR E. COLLINS. 
DAVID DAVIES. 
E. J. GOWEN. 
F. R. HARDING NEWMAN. 
WILLIAM E. HART. 
W. T. POSTLETHWAITE. 
RAYMOND UNWIN. 
HENRY VIVIAN. 

NOTE BY SIR WALTER JERRED. 

(See paragraph 126.) 

I MUCH regret that my departure for India precludes my further attendance at meetings 
Qf the Committee for the consideration of the Report. The Chairman has, however, been good 
enough to let me read his draft RepOl·t, the substance'of which appears to me to represent 
accurately and impartially the effect or the evidence given before the Committee, and I desire 
to state that I agree generally with the recommendations which the Chairman proposes to ask 
the Committee to approve. 

WALTER T. JERRED. 
Whitehall, S.W.1, 

,28th September 1918, 
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APPENDIX I. 
LIST OF WITNESSES BIIARD BEFORE TBE OOMMITTEE, WITH "HII NAME OF "HE AaSOOIUIOK OR BODY 

ON WHOSE BElULl!' OK THB RBPBESENTAi'IVE CAPACITY (Ill' ANY) IN WalOa EACK APPEA.BIID. 

Abraha.ms, G H. 
Barralet, T. O. 
Betham, Erneot 
Betham, 'Ernest 
Burr,'H., F.S I. 
C .. rnwarth, Tbom&O, M B., B.Ch., 

DP.H. 
Ohance, Sir Wm., Bt. 
Chappell, Edgar L. -
Cheney, E J, C.B. -
DaVldge, W. R., A R I.B.A. 
Dlckmson, J. A. E., I.S O. 
Dolton, D , LS 0, -
Earle, Lieut .• Col. T. Algernon, F.S 1. 
Elford, E J., M I C.E. - • -
Forsyth, W. A., F R.I.B.A. 
Fov .. rgue, H. W. 
French, J. Hillier .. 
Freyberg, Herbert, F.S.I., M.S.A. 
Hoare, C. 

Home Morton, Andrew, M I.C.E , 
MIME,MI.EE 

Jenkins, D. M., A.M.IO.E. 
J enoen, Gerard J G 
Keen, Arthur, F.R.I.B A. 
Knight, C. 

L .. nca.amre, W. T., M.I.C E. 
Lanche&ter, H. V , F R.I B.A. 
Le Roy Lewis, 001. H., C.B., D.S.O. 
Lipscomb, Basil 
Lloyd, T. Alwyn, L R I.B.A. -
Lovelock, Major C. P. 
Morgan, Gomer Sweeting, M.I O.E -
Morley, E ,M.I O.E. 
PICk, S. Pel'kIns, F.R.I B.A. -
Pite, A Beresford, F.R I.B.A. 
Platt,F. W 
Ruthen, Charles T , F R.I B A. 
Se .. rle.-Wood, B' D., F.R I.IiI.A. 
Soutar, J O. S., F R I.B.A 
Strange, E J.-
SutcWl'e, George Lister, F.R.I.B.A., 

M.RS.I. 
Vernon, Arthur 
Warmg,H. 

Webb, J A. 
Webb, W. 
Wrute, J. W. -

Willism., W. 

(See paragraphs 1 and 2.) 

Urhan :Qistl~ct Oouncils A.sociation. 
InstItutIOn of Municipal Engineers. 
BntIsh Empire Producers' Organisation. 
Rural Housmg Orgawsation SocIety 
Garden C,ties and Town Planning AasoClatlOn. 
Medloal Inspector, Local Government Board. 

British Constitution Association;-
Welsh Houaing and Development Aasociation 
Chief Agricultural Adviser to the Board of Agriculture and Fisheri ••. 
Royal IustItute of Brimsh Arcrutects. 
Oomptroller of Honaing and Town Planning, Local Government Bo .. rd. 
PrInCIpal of the Legal Dep .. rtment, Local Government Board. 
Land Agent.' Society. 
IustitutIon of MuniCipal and Oounty Engineer •. 
British ConstItution .A.s8ocla.tlOn~ 
AssociatIOn of MunIcipal Oorpora.tiona. 
NatlOna.l Housing and Town Pla.nnmg Council. 
Surveyors' Institution. 
National Federation of Building Trade. Employers of Great Britain 

a.nd Ireland. 

Welsh Housing and Development ASBoClatlOn. 

N .. tional Land and Home League. 
PrinCIpal of the Looal l!mance and Local Acta 

Government Board . 
.Association of MunlClpaJ Corporations. 
National Housing and Town PlannIng Oouncil 
Central Chamber of Agriculture 
Land Agent.' SoClety 
Welsh Town Planning and Housing Trust. 
NatIonal Housing and Town Pla.nmng Oouncil 
RUl'&l Distl'lct Oonncll. AssociatIon. 
Urban District Councils AssociatIOn. 
Royal Iustitut. of :sntlsh archItects. 
Royal InstItute of British Architects. 

Welsh HOUSIng and Development AsSOCiatlOn. 
Royal In&tituu. of British Architect.. 
Garden Oltles .. nd Town Planning AasocIation. 
National Hou.mg and Town P1a.nrung Council. 
Copartnersblp Tenants, Ltd. 

Department, Local 

Surveyors' InstitutIOn. . 
NatIOnal Federation of BuildIng Trades Employers of Gleat Britam and 

Ireland. 
Institution of Municipal and County Engineers. 
Supenntending Surveyor to Board of AgrIculture and F,sheriee. 
NatIonal FederatIOn of BUlldmg Trades Employers of Great Bntam and 

Wand. 
National Feder .. tIOn of Bwldmg Trades Employers of Great Britain and 

Ireland. 
WUbs, E, A.M.I.O.E., 

M.IME. 
F S.l., National Housing .. nd"Town Planning OOllncil. 

Willis, E., AMI.C.E., 
M.I.ME. 

F S.I., Urb .. n DiatIict Councils Aasociation 

Worsley, A. H., AR.I.B.A. 

II .... al District Oouncil •. 

Byelaws, New Street. and B".ld,"'fIs. 

Aas'Sta.nt Arcrutect, Local Government Board 

APPENDIX II. 

(See paragraph 29.) 
relating to the byelaws Wlth reepeet to new .treet. 
and buildIngs in force in the rural districts of England 
and Wales, that throughout tbe whole of 169 and m 

Local Government Board, 
Whitehall, S W , 

parts of 114 rural distnct .. byelaws are in force based 
on what 18 known ... the Urban Model Sen ... - Th18 
aeries is a. comprehensive one, includmg clatlBes on 
most of the subJects upon which urban d18trl.~COUD"'ils 
are autboria.ed under Section 1&7 of the Public Health 
Act, 1875, to make byelaws. 

SIR, 5th January 1906 
I AM direoted by the Looal Government Board 

to otate that It appearo from .. Parliawentary Return­
whICh they have recently caused to be prepared 

• Byelawa i,n Rural Districts. Parhamentary 
Paper 2i2, Session 1905. Price 9d. 

• At the openmg of the Committee'. inqwry in, 
Aprtl1914, the figurea were: whole dIstrict, 131; part 
of d18trict. 94 
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Since the i.su. of thie code. whioh was primarily .. xtension of housing a.ccommodatiQll wheth.r by locaL 
intended for use in urb1.n districts, it haa be.n strongly authorities or private P&rSons, IUId the object of thie 
urged that its adoption in distrlot.< whiob are of a circular ie to s.cure that wlulst sanitary requir.ments 
rural chB.l'!lCtsr h&e I.d to intsrf.r.nc. with re&eCu&ble should be striotly observed, aJl unnec .... ary imp.di. 
building operations, and the Board f.el that .. series ments in the d.v.lopment of building should be 
of byelaws .0 extensive as the urban model ie not avoid.d. 
nee&SS&ry for" distriot or part of .. distriot quite rural The BO&rd would be glad if the ruraJ distrlct 
m ohara.cter, where lIttle building is going on and couneu wonld carefully r.view the circumstances of 
aggrega.tions of popula.tion are not likely to d.velop in th.ir distrlct for the purpo.e of .eeing wheth.r any 
the near future. In .uob c&ees it ie consid.red that.. modificatIOn of the pres.nt byula.we ie dOSJrable, and 
les. ula.bora.te cod. of building regulations would whether any p&1't of the distrlct might more suitably 
gen.ra.lly b. found suffici.nt. In order to meet the be placed under a series baS.d on the rural model, or. 
reqUlrOm.nte of ouch loca.hties the Board in 1901 if thIS ie not tho1l!Jht suitabl., by suob a series sup' 
compued a model seri.s of building byela.ws for ruraJ plemented by a limited selection of cla.nses from the 
dl.mcts, dea.ling only with the subjects which appeared _ urban model In some c&ees relaxation h&e aJresdy 
to them to be most in need r4 regulation and control be.n given by a clause exempting detached dwelling-

• in suob districte from a salUM point of view. This houses from certam of the restrlCtiOns as to the oon­
•• ries has comm.nded its.lf to rural distri~t councus struction of waJls. Even where it is consid.red that 
in a larg. number of c&e.s. and, as appear. from the the full ·cod. of hyelaws should b. retamed, the 
Parham.ntary Return. by.la.... of the ohara.cter of existing byelaws, unle.. made very recently. might 
this model hav. a.lresdy b.en a.dopt.d throughout 106 with advantage be reVlewed in connection Wlth the 
and in parts of 82 rural dl.triote. latest form of the In-b&n model. ThIS contains many 

Th. Boa.u ar. aware that there are in not a f.w addltaons and modrlications based on the experience of 
rural districta areas possessing urban oha.ro.oteristice or the working of the old model, and at the same time ie 
containing cons.derabl. aggregations of rapidly grow- framed so os to give more .Iasticity in the adminieta",­
iug popula.tions for whiob .. more compreh.nsive s.ri.. tion of the byelaws. 
of byelaws is desit ... bl. Indeed, in .. reos of this kin~. The BO&rd WISh to be inform.d of the result of the 
the byelaws m.ght properly and desirably approximate cODSlderation of thie lettsr by the ruraJ district 
to those in force in urban dIStricts. Parts of ruraJ council, and they will b. pl .... ed to supply draft 
districn havmg BUch special circumstances oaR always forms for use in connection with any revision of the 
b. s.po.ra.tely dealt with if suob ar .... can b. suitably present by.la.ws a.nd to aJford any information whiob 
defin.d. But the Board think it probable that th.y have at their disposal on the subj.ct of byelaW&. 
amongst the rural districts in which the Urban Model of the kind in que.tion. 
S.ries is in foroe there are many parishes or oth.r - I aDl, Sir, 
areas whiob oannot b •• aid to have urban ohB.l'!ICter-
isti.s, and ill whiob the byelaws in som •. respects 
impose undu~ restrlOlaons on building and &1'6 more 
onerous tba.n the circumstances require 

Th. Board "r. d.sirous tbat no obstocle. should 
exist whioh oan properly be avoided m the way of an 

C • ....uar. 
District Co ...... Io. 

BYELAWS "'S !I'O NEW S"'BIIE1'B AND B1l'lLl>INGS. 

Looa.l Government Board. 
W hitsball, S W., 

SIB. 29th AUgust 1912. . 
I AU directed by the Looa.l Government Board 

~o inform :fou that th.y have had occasion to consider 
the qu.stion of by.laws made under Sectaon 157 of the 
Pubhn HeaJth Aot, 1875, in fo",. in m&Oy d!stricts in 
relation to tbeir applicability to new forlns of con­
struction and new bUlldlng materia.ls. It h... aJso 
tJeen a.ll.ged that, particularly ;n some ,-ural distric .. , 
th. requiremento of the byelaws exe,,,,"," an unduly 
I""'triolave elI'ect upon the erection of .ma.ll dwelling 
bous.s. Byelaws with respoot to new sta;e<>ts and 
buildings are mtended to opera.te in tha interest of the 
inhabitants and to presoribe reasonable standards to 
.. hiob buildmg dev.lopment ma.y fairly ~ oalled upon 
to conf.".m WIth .. view to aeouring stomlity, proteclaon 
from fire, and h ... lthy oondilaons. and it ie obviously 
und .. i .... bl. that tbe byelaws m any ...... should a.Iford 
&llJ" ground for the suggestion that they .... either 
uuneoessaruy restnclave or obsol.te in chara.ctsr. 

N.w methods of codI:uct.ou and design will 
"\'11108' inevitably demand periodical reviSlon of bye-
1-.. For example. tile earlier forlllS of byelaws WIth 
.... poet to ..n.ll., whiob wel'& framed Wltll particul .... 
reference to brick CODStrootion and imposed "",trictiva 
conditi"". as to tlnokn ... and the use of materis.ls, 
are lnRppropriat.a to types of OODStruction now m use" 
ouch... building with holloW' blocks or slabs of terra­
cotto, oon"""te, and the Ill .... matsriaJ, remforoed brick­
work, or remforaed con01'ete l and many of the older 
byelaws do not provide for hollow and haJf-tunbered 
,....us. and steel or other framed walls hung with tiles. 
.w.tss, &0 •• tilled in where n6COli8&l'y with incombostible 
matsriaJs. c..rWn relamtlons are now frequ .... tI,r 
introduosd ill counection with waJl constrootion where 

Your ob.dlent Servant, 

The Clerk to the 
.Rura! District Co .... ",1. 

S. B' PRO VIS, 
Secretary. 

the nse of piers ie employed, and aJso in the thiem.s. 
of the waJls of outbulldlngs. Again. the ordlD&r'y 
clauses for the laying ont of roads do not permit some 
of the closses of roadway whiob have been design.d m 
some ft garden cities, It or the exceptionaJ. arrangements 
whiob are d.mand.d in eertain c&ees by the configura­
tion of the ground. Looa.l I\"thonti .. have from time 
to time apphed to the Boo..-d for approvaJ of byelaws 
appropriate to s\lch condItlons or ClI'Cumsta.noea. 
Other looa.l authorities ha .. e obtain.d express statutory 
powers Wlth similar objects in view I but there are 
many in whose dlstricts byelaws have been in foroe prao­
taoally unaltered over a long penod of years. byelaws 
whiob were framed befol'& the modern methods and 
materirJs came into vogue and whiob consequently 
are not so dp.wn as to allow or to regula.te their nee. 
It therefo,... behoves a.ll looa.l "u(ho.iti .. from tim. to 
tim. to conslder the terms of the byelaw. in force in 
their ........ eo ... to see that th.y are .ufficient to me.t 
pres.nt day requirements. Th. Board will be happy 
to render assietance to any authonties who may desire 
to modIfy their enoting byelaws by refernng th.1lI to 
cla.u .... wmob ha~ been .mbodied m seri .. a.lresdy 
adoptsd. or by nob oth"" suggestlons ... may be 
practicable. 

It is recognised that in many parts of the country. 
_ and particularly in ruraJ areas, there is _t need for 

bettsr cottaga o.coommodataon,' and ruraJ district 
councils should be careful to ... that the reqmre­
ments of their byelaws, whilst preseribmg uonditiQnB 
easentia! to health, are not such as to offer any 
impediment to the erection of suitablA dwellmgo. 
There are some ruraJ dlstricta in which a code of 
byelaws b&sed on tho .Board'. origin&! model .er ..... 
whiob was drawn IIp With specia.l reference to urban 
area.s~ is still in foree. These codes IU"e Dot only more 
stringent thin the Board would at tho present day 
coUSlder ueceoso.ry in .. rural ...-. but are Dot relieved 
by tho relaxations and moddications ",hich have been 
embodied in the lateet model code for urban districts 
with a Ti .... not only of meeting opeeiaJ diffionlties, hUl; 
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of securing greater ilexibility in the administration of 
the byelaws. The councIls of these dIstricts should 
take the ma.tter Into early consideratIOn a.nd Bee 
whether a less e:xa.ctmg sen .. of byelaws would not 
meet the reasonable requhements of then" area. It 
has been felt that in ar .... altogether ruralm character 
a restncted series would be more suitable, and in 1901 
the Board complled a model senes of butldmg byelaw. 
for rUl'al dlstrlcta, which dea.!t only WIth such matters 
of aanltary imllortance as most need regulatIon and 
control. Byelaws based on this model have to a 
conSlderable extent been adopted for these areas, and 
the Board believe that. experience m thea working bas 
shown them to be genera.lly euffiCIent to secure ~e 
observance of proper sanItary reqwrements. The 
Board have also tentatively framed for working pur. 
poses a. senes IDtermeruate in character between the 
urba.n and rural mode] codes suitable for rural areas 
which are beginrung to assume urban characteristlcs. 
ThIS Benes contams the same clauses WIth respect to 
the level, width and constructIOn of new streets as the 
urban model, but inclades only those clauses concel"nmg 
the structure of walls, foundatIonB,roofs,a.nd chImneys of 
new buildlDgs whIch are the most lIDpOrta.n.t fOl SeCUl'lDg' 
stabihty and the prevention of fires, and for purposes 
of health. It also contams a special clause partially 
exemptmg small dwellings, ,where suffimently isolated, 
from the st11lctura.! requirements relatmg to wa.lls. 
Copi .. 'of the rura.l model or of the mtermediate code 
WIll be fUrnIshed by the Board to the coUDcll on 
apphcatlOn, and also draft forms m wluch the proposals 
of the councll can be submitted. 

Copies of thIa cll"cular can be obtamed eIther 
directly or through any book.ellerfrom M~srs. Wyman, 
Fetter Lane. E.O ' 

I am, Sir, 
Your obedient serva.nt, 

H. C. MONRO. 
The Clerk to the ' Secrotary. 

D .. trict Oouncil. 

In crmtmfWticm qf the foregoing O ... culars to Local 
Jlutkor.t,e., the following Memorandum ••• sued '" 1918 
fo the Local GOVet"'7lllM'1l.t Board's HOUiing Inspectors, 
will be of int.,.e.t - , . 

MEMORANDUM FOR THE HOUSI:f\ INSPECTORS. 

Cases have recently come to notice in whIch the 
Board's HOUSlDg Inspectors, In then- conferences WIth 
local authorities, have been asked whether the Board 
would assent to modIficatlons vf existlDg byelaws with 
respect to new streets and butldings wluch dld not 
agree WIth the proposals in the local authonties' housing 
scheme.. It Ie thought. therefore, that it may be 
helpful to the Housing Inspectors to have thts note on 
the subject, "nd that they may also be able, in the 
course of then' dl~cus8lons with local autbonties' 
representatives) to make the Board's pohcy known and 
tt> brmg theIr mfluence to bear in favour of the reVISion 
of byelsws wluch stand in need of It. 

The Inspectors WIll not usually find it necessary to 
express a. definite VIew as to the form of any amending 
clauses. they will understand that tlu. must be eettled 
here by the Departments concerned) who ha.ve the means 
of l'eVlewmg the proposals of each authority lD the light 

of general experience. The Board's pohcy may be 
taken to be as followe:-

So long ago as 1906 the Board issued " circular to 
all rural district councils a.dvocatmg the reVl8lon of 
existing byelaw. which were based upon the old urban 
model form, or otherwise faIled to meet modern needs. 
In 1912 a further circular waS issued to all loca.l 
authontles In England and Wales again urgmg the 
bringing up to date of eXlStmg byelaws A copy of the 
1~12 CIrcular is annexed. The Board's model. as to 
new streets and for buildings are three In number, 
namely:-

Urban. for districts (or parte of diStlicts) of '" fully 
developed character; 

Rural, for districts where only a mlDllllUIn of 
sanitary control need be enforced; Bond 

Intennedtate. 
These ha.ve been from tIme to time rev18ed, particularly 
WIth the objects of mtroducmg the greatesb pO.~lble 
fleXIbIlity m thell" operation, a.nd of recognismg and 
where necessary regulatmg modern methods of con­
struction. Fuller information as to the scope and 
contenta of the three eeries WIll be supphed on 
apphcation by the Inspectors or by loea.! authorttles. 

The Board would welcome the bnngmg mto Ime 
WIth the models of any byelaws made before 1912 (the 
date of the last memioned circular and of the !sst 
genera.! overhauling of the model eeries) the degree of 
reV1Slon necessary, and Its urgency, dependmg in 
general upon the ch'lrl'aCter of the eXisting sent's, which 
may be gauged roughly by its date It mayful'ther be 
....umed that the BOaI·d defirutely deSIre the repea.! (and 
the replacement by a. n"w series, where necessary) of 
all senes of byelaws made before 1900. and at iellst the 
examinatlon and amendment of all tho.e made between 
1900 and 19U Even byelawe made since 1912 may In 
some cases, particularly where the local o.uthonhes have .... 
pressed for and seeU1ed prOVISIOns mOI'e stnngent than 
the Board thought necessary, usefully be reconsidered 
and I elaxed. 

Owmg to shortage of staif and the pressure of work 
dU'eetly connected with the war, it may not always be 
pOSSIble to deal WIth byelaw proposals very qwckly, 
and, other thmgs bemg equa.!, pnority must be gIven 
to reVlsion of the most defccti'Ve serIes The Board's 
officers are, however, ready in all cases to do everything 
in theh power to facibtate revl&ion where the proposals 
are directed to slmphfying eXl8tmg byelaws and 
rendering them less stnngent or more :ftexible, and 
interVIews will be a1T8.Dged, where necessary, for the 
purpose of dlSCUSSlon Wlth locttl authorities~ Such 
dlscusSlon ha.s in the past been found most useful, 
nrstly where the local authority are in doubt as to the 
general scope of the sen .. wluch they ehould adopt. and 
secondly (when the scope has been decided) after they 
have advanced their aetual proposctla by<eorrespondenL~ 
to a stage Ilot which discusslon can be qJB.I"OOWed down 
to pomts of real dIfficulty .. 

It wtll be rea.!lsed that the more ne&! Jy any proposallI 
made by local authontIee approximate to the apprq. 
priate model the more qUIckly can the Board's staff 
handle them. ' 

Legal Department, .... 
Loca.l Government Board, 

" Whiteha.ll. S W 1. 
i October 1918. 

Pnnted under the authority of His Majesty's Stationery Office 
By EYRE and SPOTTISWOODE, LTD., East Hardtng Street. E C.4. 

Prmters to the King's most Excellent Majesty. 
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HOUSING AFTER THE WAR. 

,,,.. ......... "'IfI.. ... 

REPORT OF' THEf"'HOUSING OF THE WORKING CLASSES 
',.# COMMITTEE. 

(CounCIl'. M,nute., 15th October, 1918.) 

9th October, 1918. 
INTRODUCTION. 

The question of housing after the war is one of extreme complexity. TIns is especially true of 
such a vast agglomeration of persons and interests as the capital of the Empire. WhIle it is a matter 
of common knowledge that the population of London is at the present moment of abnormal proportions, 
we find at the outset the greatest possible difficulty in framing any estimate of housing requirements from 
the available data. 

If we were asked what additional accommodatIon sbould be provided within the next five, or. 
ten, or fifteen years to meet the demand, we should not be able to give any answer in figures which 
would be of real value. It is not difficult to make such estimates with regard to a rural district in 
which there are a fixed number of farms and small industries. In that case it can be calculated ahead 
with fair exactitude what the population is hkely to be. There are no large or general causes of uncertam. 
operatIon, affected by world-wide events, to dIsturb the calculation. The same thing is true of small 
towns, and, in a less degree, of those great olties which depend upon a few staple industries and their 
accessories. 

But in the case of London it is not possible to make anythIng approaching to an exact prediction. 
It is probable that the cessation of the war will cause an appreCIable reductIon in the population 

of areas like Woolwich, where the large number of houses bwlt by the GoveJ;lllllent for munitIon 
workers will, in that event, hecome available for other persons. Many other war-workers in different 
lines who have been drawn into London since 1914 will probably leave It. It also remains to be proved 
what portion of pre-war Londoners who have been enrolled in the Army, and survive the war, will, afW 
it, contmue to hve in London. In this connection 'the existing schemes for settling ex-soldiers on land 
in this country, and in overseas Dominions, should be considered. 

Smce 1914 the question is also affected by the reduction in the natural increase of the population, 
,e., the excess of bIrths over deaths. ThIs mcrease was, in London, about 45,000 annually, just before 
the war, but it had fallen last year to 18,000 exc!uding the unknown number killed in action. The effect 
of the war in decreasing the birth-rate and increasing the deaths will probably continue to depress the 
rate of natural mcrease for a time even after the cessation of hostilitIes. 

It also is possible, indeed probable, that one effect of the war WIll be to reduce the already declining 
excess of birth-rate over death-rate to zero or even to a mmus quantity for many years to come, both 
by reason of the reduction m the number ~f men who can marry and have cluldren, and still more by 
reason of the increased ccet of !iying which WIll tend to prevent or delay marriages. 

There may be some arrest upon the Immigration of aliens who have contributed much, until 
recent years, to swell the London populatIOn. • 

To some extent the poorer part of the population of London is brought and kept there by the 
presence of the wealthiest, because population follows money and means of subsistence. This accounts 
for many small miscellaneous industries In the centre of wealth and pleasure. . Will there, after the 
war, be the same number of wealthy resIdents! The same doubt makes it impossible to predict 
whet~er a considerable number of upper class houses will J!<Jt become available to house part of the 
workmg class population, as has already happened in certain districts. 

The Port of London has maintained a great mass of labour which has to find accommodation 
not too remote from the central districts. If the proposed large extension of the Victoria and Albert 
Docks is prosecuted after ftte war, much additIOnal labour and consequent housing accommodation 
will for some years be required. On the other hand it may be increased or diminished by the results 
of the war, our shipping losses, the new shIp-building in America and Japan stimulated by the war, 
the opening of the Panama Canal, developments in the size of ships coupled with burdens on industry, 
et.o., etc. 

Will the vastly increased burden of Imperial taxation added to the certain additiOns to rates 
tend to mal-e faotories remove from London to less costly places in the provmces ! 

The greater a city, the more liable it is to changes due to world movements and events, and no 
world event has been so great as the present war. of wluch the end and the results are not yet visible. 
One could name many provincial towns which have varied littls in population during the centuries 
in which London has grown to such vast magnitude. Their population might. in the same way, remain 
much the same, while that of London declined. The reason is that their market and meaDs of support 
is their immediate neighbourhood, while London liws on the world. We hope that there will be no 

4008'; A l! 
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period of stagnatlOn or decline, but the reverse. These cODlllderatlOns are, however, a reason for 
moving very cautiously in the case of London, and for not committmg the Counct! to large under­
taking. m the line of bUlldmg houses on adduion to the eXlstmg accommodatIOn on the 
hypothesis that there will be an increase in the existing population in the future, or at least an increase 
at all eqUlvalent to the lUcrease lU the past, when the wealth and prosperity of this country lind of 
London were so rapidly advancing. 

We have thought it necessary at the very outset of our report to emphasise the uncertainty 
as to the future, as we feel that it requires constantly to be borne lU mind In the preparation of the 
report also, we have had to rely m";nly upon the census returns of 1911 which are now almost obsolete, 
but we have made use of any later mformation which would enable us as far as possible to descnbe 
housing condItions as they are in 1918. The results must, therefore, be accepted as a generahsatIOn 
only, hable to be modIfied by conditIOns, not at present foreseen, wluch may assert themselves on the 
cessation of hostihtles. 

It 18 a question whether a true conspectus of the real problem could be obtruned Without an 
investigation extending to the whole of extra-London, wruch, to an mcreasmg degree, is becoming 
the dormitory of London. as the latter becomes more industrialised. The President of the Local 
G;>vernment Board appears to expect that the Council would do this, judging from a speech made by 
him on 21st March, 1918, from the report of which the following is an extract -

" I have to address my questions to the present housing authorities, whO 
" are the twenty-eight borough councils, as well as the London County Council; but I told 
.. the L.C C. that it was my opinion they ought to make a comprehensIve survey of the whole 

." question When I said that, I did not mean merely from the point of view of the admirus­
"native area of the county, or of the other areas of London, such as the water area, or the 
" police area What I desired was that they should make, as far as they could, a comprehensive 
.. survey of the whole question of hOUSing Londoners. .. You must look after those who 
.. sleep outside London, but come into London every day to get their livmg. I am sure this 
" problem of housmg in London must he approached from a far larger bird's-eye view than the 
" eyes of the bird who only looks at the administrative area of J,ondon, or who only looks to an 
" area bounded by the lunsdIctlOn of any partICular borough counOiI 

"Therefore, in loolang at the problem of buildIng new houses from the London point of 
"view, I quite agree that It cannot be regarded successfully and practICally if It IS only regarded 
" through the eyes of any particular borough council or group of borough counCils, and not even 
" if It IS regarded by all the metropohtan borough councils as a whole, With t.hc L C C takmg 
:: a co~prehensive survey ~!,d giVlng a certain amount of leading and light and guidance in that 

directIon . . . 
We have therefore, while deahng prinCipally With conditions Within the adIUlrustrative county 

of London, dealt also to some extent With the conditions in Extra-London " Extra-London" com­
prises the portion of the Metropohtan Pohce District beyond the County of London, and .. Greater 
London" the two together. The Metropolitan Pohce DIStrict IUcludes all paTIshes (except the CIty 
of London) any part of which is within a radIus of 12 miles, and the whole of which 18 within a radIu. 
of 15 IUlles from Charing Cross and a few other parishes The districts are shown on the accompanymg 
sketch map .• 

On 28th July, 1917, the Local Government Board addressed a circulsr letter to local authorities 
on the subject of the prOVIsion of houses for the working classes at the conclusion of the war and asked 
for informatIOn as to the accommodation already prOVIded and the addItional housing required 
in their respective areas The replies of the local authorities of Greater London to the 
circular, copies of which have been forwarded to the Council, are summarised under headings IU 
ApPENDIX 1 (p. 35) 

LONDON. 

Population. 

The test of the necessity for addItIOnal housing accommodation and the measure ?f its ~xtent 
at any particular moment depend on the relation of population to the house accommodatl~n ~vailable, 
and on the sarutary condItIOn of such accommodatIOn. There is no speCial record to mdicate thIS 
relation, except the censllS mformation, which is revised once m every 10 years. In London, so 
far as the sauitary conditIOn of property is concerned, the dIfficulties are greater than in large 
provinCial cities, for while in those cities the housing and public health administration is ~ the hands 
of one authority, in London it is in the hands of 29 local authorities, with the Councd as central 
authority exercising either concurrent or supervisory powers, With power to act in default. 

The latest census mformation relates to the year 1911, and the next census is due 1U 1921. The 
results of the latter census, which are matenal for a constderation of the hOUSing conditions, will probably 
not be available for at least another two years, or five years from the present time. The Council'. 
investIgations, year by year, as to the houses built and demolished enable figures as to 8('CommodatlOn 
to be brought up to the end of 1916 

The information bparing on the questIOn of housing condItions is given in a mvre complete and 
satisfactory form in the census returns of 1911 than in the previous census returns The tables 
relating to tM number of occupants of tenements, which were first given in 1891 for tenements of less 
than five rooms were in 1911 extended to tenements of aU sizes Further, the tenements are for the 
fuBt time dIvided according to the number of children under 10 years of age included among the 
occupants. 
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GTowth 01 populatitm of GTeater London simoo 1801. 

The following table shows the growth of the population of London, extra-London and 
Greater London in each decenrual period since 1801 '-

AdmiDIstratJve County of London I Extr ... London. I Tota.l for Greater London. 

Year. , I I Vear 
Increase or 'Increase I Incre&se Increase Inorease Increase . deorease 

Population. dunng I or decreaselPoPulatlOn. dunng per Populatton dunng per 
decenmum per cent. deoenmum cent decenmwn cent. 

i 

1801 
1811 
1821 
1831 
1841 
1851 
1861 
1871 
1881 
1891 
1901 
1911 

959,310 
1.139,355 
1,379,543 
1,655,582 
1,949,277 
2,363,341 
2,808,494 
3,261,396 
3,830,297 
4,227,954 
4,536,267 
4,521,685 

180,045 
240,188 
276,039 
293,695 
414,084 
445,153 
452,902 
568,901 
397,657 
308,313 

- 14,582 

18·4 
21-1 
20'0 
17'7 
21-6 
18'8 
16'2 
174 
10'4 
7·3 

- 0'3 

155,334 
184,544 
216,808 
247,990 
286,067 
317,594 
414,226 
624,245 
936,384 

1,405,852 
2,045,135 
2,729,673 

29,210 
32,284 
31,182 
38,077 
31,527 
96,632 

210,019 
312,119 
469,488 
639,283 
684,538 

184 
17'5 
1404 
154 
11-2 
304 
50'8 
50·0 
50'1 
455 
33'5 

I 
1,114,844 I 
1,323,

899
1 1,596,351 

1,903,572 
2,235,344 
2,680,935 
3,222,720 I 
3,885,841 

4,766,661 1 
5,633,806 
6,581,402 
7,251,358 

209:255 1 
272,452 
307,221 I 
331,772 , 
445,591 
541,785 
662,921 
881,020 
867,145 
947,596 
669,956 

18-4 
20'6 
19·2 
IN 
20'3 
20·2 
20'6 
22'7 
182 
16'8. 
102 

1801 
1811 
1821 
1831 
1841 
1851 
1861 
1871 
1881 
1891 
1901 
1911 

In considermg the present cond,itions and the probable future growth of population in London 
and extra-London and the whole area, these figures are very important, and reference WIll be made 
to them as required throughout the report. 

Details as to the population of the districts in,. Greater London are given in ApPENDIX 2 (p.39). 

Vtma!wn on popula!itm 01 Metropo7Jitan Boroughs, 1901-11. 

The decrease of 14,582 persons m the populatIon of the county of London as a whole in the 
period 1901-1911 was the net result of a very considerable decrease in some of the metropolitan 
boroughs, mamly those SItuated centrally, and a considerable increase in the populatIOn of some of 
the outlying boroughs. The figures are as fo~o.ws :-

POpula.tlon, moreBBe m City or Metropohtan Population, Decrea.se lU 
~1.tropoht.1l Borough. population. POPUin.tlOU. 1911. 1901-11. Borough. 19l1. 1901-11 

-------------
Wamlsworth .. ... 311,360 79,438 Stoke Newmgton ... .. , 50,659 588 
LeWlsham ... ... 160,834 33,339 Deptford ... '" ... 109,496 902 
l'ulham ... .. 153,284 15.995 Battersea . . ... 167,743 1,184 
HI,mmersmlth ... ... 121,521 9,282 Paddmgton .. . ... 142,551 1,425 
'WOOIWlch ... ... .. 121,376 4,I9S Bethnsl Green .. . ... 128,183 1,497 
Hampstead ... ... 85,495 3,553 Lambeth ... ... 298,058 3,837 
Hackney ... ... 222,533 I 3,423 Kensmgton .. ... 172,317 4,311 
Camberwell ... ... 261,328 1,989 Bermondsey '" .. 125,903 4,857 
G1'6f1uWlOh .. ... ... ~5,968 198 Poplar ... .. . .. 162,442 6,380 

~~re;::tt,~do\t ... .. 111,390 7,247 
... 19,657 7,266 

Chel .... ... ... .. . 66,385 7,457 , 
Ishugton ... ... ... 327,403 7,668 
Holborn ... ... .. . 49,357 10,048 
Fmahury ... ... ... 87,923 13,540 
Southwark ... ... 191,907 14,273 
St. MM'yle~on. ... .. 118,160 15,141 
St. Panoras ... 218,387 16,930 
Stepney ... . .. .. 279,804 

~ W .. tmIDster (City) 160,261 22,750 

'fotal r,033.699 
--... +1.'1,415 2,9S7,9Sd -165,997 

"' Total ..\ 4,521,685 I -J.l,582 

In some of the boroughs, suoh as Stoke Newington, Deptford and Battersea, the decrease 
during the oensual penod appears to be the result of a fluctuation in empty houses, and not to a perma­
nent tendency to a declining population. 

In at IMSt ten of the metropolitan boroughs and the City of London, there appears to be now 
a settled tendenoy to a decline in the population, produced by the encroachment of business and industrial 
premises on the area hitherto occupied for residential purposes, the demolition of houses for various 
public purposes, the clearanoe of insanitary areas, the demolition of unsuitable houses, and the 
reduction in overcrowding. 

Th~ .xt.ension of the ~. of diminishing population is roughly indicated by the following 
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table, from which it 'will be seen that the decrease began in the City and Holborn in 1851 and now 
embraces in addition the 9 metropolitan boroughs speoified below:-

(My (t) 
Holborn 

FUlBbury 
St. Mo.rylebone 
Shoreditch 
Westmmster . 

St. Pancrae .. 
Chf"lsea 

BerrnondiZe~ 

Southwark 
Stepney 

Areas wit" d,,,,,,,,,.h,nu population. 

1851. 1861. 1871. 1881. 

•. 127 9 ,81 112,013 74,844 60,569 
95,726 94,074 93,513 78,668 

223,545 206,087 

-17,458 

125,418 129,073 124,766 119,409 
157,696 161,680 159,254 154,910 
109,257 129,364 127,164 126,591 
244,531 257,232 248,714 229,764 

883,436 828,255 759,931 

-55,181 -68,324 

166,956 198,786 221,465 236,363 
53,725 59,881 67,717 73,079 

1,069,373 

85,308 101.91~ 122,3QS 134,632 

152,371 173,91)0 175,049 195,164 
239,9W 257,497 275,487 282,676 

1891. 1901. 1911. 

37,702 26,923 19,657 
66,781 59,405 49.357 

109,981 101,463 87,923 
143,487 133,301 118,160 
124,533 118,637 111,390 
201,969 183.011 160,261 

235,345 235,817 218,387 
72,954 73,IH2 66,385 

992,752 

-76,621 

136,014 130,760 125,903 

1,128,766 1,062,659 

-66,107 (ttl 
202,479 206,180 191,907 
285,116 298,600 279,804 

1,567,439 1,429,134 

r138,305 

(t) Between 1801 (when the population W88 128,129) and 1851 (when It W88 127,819) the population of the City 
was statIonary. 

(tt) The figure of deore ... for the peflod 1891-1901 is apprOlumate, owing to the alteration. of honnda.ne. made under 
the London Government Act .. 1899. but the effect of these altera.tJons would not VJtaate the general conclUSIOns 
drawn from these figures 

These eleven areas had, It Will be observed, in 1911 a population of 1,429,134 or nearly one-third 
of that of the county of London. 

The area of decreasing population had been growing with each censual penod, with the result 
that the volume of the periodic diminution of the populatIOn of this area has shown a steady increase 
until in the last censusl period it reached a figure of nearly 140,000. 

Although the tendency in these boroughs may now be looked upon as permanent, the extent 
of the diminution in the last period was doubtless to some extent increased by fluctuation owing to 
a variety of causes in certain of the areas. The existence of these causes is indicated by a varia­
tion in the number of unoccupied houses during the penod in questIOn 

EUect 0/ the war on pG'fYUiatW7I 

• The position as to the permanent population of the county IS temporanly affected by war con­
ditions. On the one hand, a considerable percentage of the population is absent on war sel'Vlce, 
but this does not relieve housmg accommodatIOn to a proportIOnate extent, as m most cases the families 
contmue to occupy the same accommodatIOn, and, even where it is not converuent to occupy it, they 
contmue the tenancy III some cases and pay the rent, so as not to break up their homes This hsppens 
in the CouncIl's dwellings to the extent of about 1 per c~nt. In the report of the Peabody Donation 
Fund for the year 1916 It is stated that 2,637 out of 22,830, the mean populatIOn durIng the year in the 
dwellings of the Trust, were absent on war service, and in the report of the Guinness Trust for 1917 It 
is pumted out that 987 were ahsent out of a total population on 31st December, 1917, of 9,025 The 
proportIOn absent in the two cases was n·6 and 10 9 per cent. respectively 

On the other hand, there has been a considerable InflUX in some districts of persons ~ngaged on 
war work, the metropolItan boroughs mamly affected being Woolwich and Hammersmith. 

Future growlh oj pG1l'Uiatwn 0/ rounty. 

. The grow,th of population in the outlying areas must in the fut~e be mainly m.th~ metro­
politan boroughs of Wandsworth, Lewisham, GreenWlch and WoolWIch. There 18 stilI m these 
boroughs land not yet built upon, whiob, If developed, would probably accommodate" large population. 
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Most of this land hes at a distance from the centre. It suffers from lack of adequate and cheap means 
of communication with the business areas, and consequently has not yet been developed. So long 
as these oonditions contmue to prevail, it IS improbable that any large proportion of such vacant land 
will be developed for housing purposes. 

The increase in the population of these four boroughs in the perIod 1901-11 amounted, as may be 
seen from the above figures, to 117,173 In Woolwich and Greenwich the mcreases were small, but 
this is to some extent accounted for by the diminution in employment at Woolwich Arsenal after the 
South Afrioan war, a condition which may be expected to recur when the present war comes to an 
end. On the other hand, although the increase m Wandsworth was very large and in Lewisham was 
substantial, it IS hardly likely that there will be a similar large and rapid development in any of the 
districts now remainIng undeveloped.. If, therefore, WIth the largemcrease in these boroughs in the period 
1901-11, the diminutIOn of the more oentrally situated boroughs was not completely counterbalanced, 
it is not probable that there will be a substantial change in the conditions for the next few years. 

There is httle doubt that in the years subsequent to 1911 there has been some inorease in the 
population of London as a whole. TIns appears to be confirmed by the Registrar-General's estImate 
of the population made on the basis of the returns under the National Registration Act 

In the intercensual period 1901-1911, the natural increase in the county population was 540,000, 
and the number of persons moving out of London must therefore have exceeded those movmg in by 
550,000. In the outer ring the natural increase was 360,000 and the net ad.ditIOn by migration 325,000. 
There was a notable increase in the movement beyond the limits of Greater London in 1901-11 as 
compared with 1891-190l. 

In London south of the Thames between 1901 and 1911, the population under 15 years' of age 
increased by 30,000, but north of the river the number at this age decreased by 105,000; the natural 
increase south of the Thames was therefore largely acoommodated within the county, but on the north 
side the pressure on acoommodation due to natural increase had led to a large diminutIon m the ohIld 
population. 

While the outward movement of the London populatIOn has been oompelled by natural morease 
in the north, there has been an adwtIonal mHuence in alien immigratIon which Huctuates greatly from 
year to year. 

Apart, however, from Huotuations, the result of the census of 1911, which shows the populatIon of 
the oounty as statIonary, may be accepted as broadly representing the position for the Immewate future. 

ROUSIng CondItions. 

Ntlmbl!1l' ana fWOllO'l'titm 0/ parious classes 0/ tenements in 1911. 
In 'a general way, tenements of one to four rooms have been regarded as containing the greater 

proportion of the working-class population, and the extended information in the census returns of 
1891 and 1901 was limited to those tenements. 

The following table shows the number of tenements of all sizes in the county of London, in 
1911, with the number of rooms, and of persons .ocoupying them, and the proportion whioh each 
bears to the total :-

Number. Propomon of total. 

I SIZe of tenement or house. 
Tenements. I I Tenements I I Peraone. Rooms. Persons. Rooms. 

'- • p", oent p.,. unto Per unto 
1 room ... ... ... ... .. 138,226 138,226 265,653 13'0 3'5 59 
2 rooms ... ... ... ... .. . 196,405 392,810 673,619 19'2 10.0 14'9 
3 .. ... ... . .. ... .. . 219,168 657,474 901,503 21-4 16·8 199 , .. ... '" ... ... ... 164,776 659,104 787,159 16·1 16'8 17-4, 

1_ rooms ... ... ... ... 718,565 1,847,614 • 2,627,934. 70·2 47-1 68'1 

5 rooms ... ... ... ... .. . 94,204 471,020 484,035 9·2 120 10'7 
6 .. ... ... ... ... .. . 72,841 437,046 379,873 71 11·2 8'4 

1-6 roolns • 885,610 2,755,680 3,491,842 865 7003 77'2 ... ... ... .. . 
7 rooms ... ... '" ... 45,673 319,711 229,330 45 8·2 5-l 
8 .. .. , ... ... ... ... 31,618 252,144 163,076 3'1 6-4 3'6 
9 ... ... ... .. . ... 18,713 168,417 100,198 1·8 43 2-2 

10 ro:;",. and upwanl. ... 42,437 424,37Ot 268,677 H 1008 6·0 . 
Total ... 1,023,951 3,920,32! U53,123 100-0 1000{) 94·1 

Number of pel'8ODI in non.private 268,562 0'9 
tenemlUlt .. 

.,631,665 1000{} 

t Caloulatod at 10 IOOIDS per tenemen'-

The number of tenements was therefore over one million, of which 122,67l1 were contained in block 
dwe,lings and bette1'-c1ass flats. The most nwnerollS class of tenement was that consisting of three 
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rooms, followed m order by two-roomed, four-roomed and one-roomed tenements. The number of 
one to four-roomed tenements was over 718,000, or 70 2 per cent of the total. 

Of the total of 3,920,322 rooms, 1,847,614 or 47'1 per cent were contained m one to four-roomed 
tenements, and these were occupied by 2,627,934 persons. 

The population of one to four-roomed tenements amounted to 58 1 per cent of the total population, 
but, there is little doubt, that this was considerably less than what could be regarded as the working-clasB 
population. The occupants of one to six-roomed tenements. it will be seen, amounted to 77'2 per cent. 
of the total population, and tlus, no d"u bt, was nearer to the true proportion than that represented by 
one to four-roomed tenements 

OllCUpatwn 0/ houses IYy ,",ore than one /armly 

A notable feature of hOUSing conditions in London IS the extent to wluch houses mtended for 
occupatIOn by one faIDIly are orcupl~d hy two or more families. Thus m the years 1911-14 the Counoil 
scheduled sites for schools compnsing over 2,000 houses occupied by about 18.000 persons of the workmg­
class, and the following IS a summary of the nuunber of families or separate oooupiers m the,r 
houses. 

I Number of hou ... bullt for occupation by one famlly, now 
Tota.i number occupIed by more than Olle fam1ly. Total occupIed 

SIZe of houses of hou ••• on I 
I I I I I I I I 

by more than 
SItes soheduled. 1 2 3 4 5 6 7 8 9 ono fam!.ly 

2 rooms .. .. 2~ 22 - - - - - - - - -
3 .. . , . ... 126 100 24 2 - - - - - - 26 
~ .. ... 690 322 225 33 10 - - - - - 268 
5 .. ... ... 302 90 165 37 4 6 - - - - 21' 
6 .. ... 609 88 354 122 33 12 - - - - 521 
7 .. .. .. 207 24 81 68 25 5 2 2 - - 183 
8 .. ... .. 198 10 49 79 3S 16 4 3 - - 188 
9 .. ... .. 74 1 12 20 26 6 3 3 I 2 73 

10 " .. .. 16 - 4 4 3 3 1 1 -

~ 
16 

11 .. .. 4 - - 3 1 - - - - 4 
12 .. ... .. 4 - 1 2 - - - - 1 4 
13 

" ... 1 - - 1 - - - - - 1 
15 .. ... .. 1 - - - - - - 1 - 1 

TotaJ ... .. 2.154 657 916 371 140 47 10 10 2 1,497 

I I 

Of the 2,154 houses therefore, 1,497, or nearly 70 per cent., "ere ocrupled by more than one 
famdy. The total number of famlhes m the houses amounted to 4,559 or an average of 2 1 laImhes 
per house 

This sub-diVision, It Will be seen, apphes not only to hOUbes ongmally bU1lt for persons not of 
the working-class and now occupied m tenements, but also to a gleat extent to working-class houses 
built as such Comvaratively few working-class houses contam fewer than four rooms; yet the number 
of famihes or separ~te occupiers occuPJlng tenements of less than that size IS very large, the figures 
from the last census bemg as follows .-1 room, 138,226, 2 rooms, 196,405; 3 rooms, 219,158; or a 
total of 553,789. 

Some of these are self-oontamed tenements In block dwellings, ro.nsonettes, and stlucturally 
converted houses, but the great majority are merely rooms, not fOlIDlng self-oontamed tenements. The 
follOWing figures, from the census analYSIS of bmldmgs in 1911, also yield a companson between the 
number of buildings and that of famlhes :-

Ordm&ry dwollmg houses 
Flats 

Bu!.l<hngs uoed I Separate I Ex.... of 
I as dwellmgs occupie1'8., OCCUpleI'B. 

478,024 
121,047 

805,967 
122,672 

327,943 
1,626 

It will be seen from these figures that flats (wluoh mclude tenements in block dwellings and 
maisonettes) are rarely occupied by more than one fanuly, while in the case of ordmary dwelling houses 
the number of separate occupiers is 805,967 as oompared With 478,024 houses. If non-workmg olass 
houses (whioh as a rule are oocupied by one fanuly) could be excluded from these figures, the dispro­
portion hetween working-class houses and fanulies would be shown to be stili greater. 

Further, all self-oontamed tenements and flats are separately assessed; yet in 1901 the number 
of assessments in London up to and IUcludmg £24 rateable value (which would inolude all Buoh workmg­
cillBS tenements) amounted to 378,767, and m 1911 would probahly he less than 450,000; ~ut the 
number of separate occupiers in 1-6 rooms m 1911 amounted to 885,610, or httle short of twice the 
number of assessments. 

Overcrowckng. 

There are three standards by which overcrowdmg can be ascertamed or Judged. T~e first 
standard is bllBed on the number of persons m exoess of two per room, without an allowance for .chlldren ; 
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the second is based on the excess, after making an allowance for children; and the third is the legal 
standard under the Publio HealthAct, which, so far a.s it is defined by by-laws, is based on cubic spa.ce. 

More than. two persons per room. 

In the census returns the standa.rd of "more than two per room " is used, special statistics 
being given under that head. The number of tenements so occupied, the number of rooms contained 
therein, and the population occupying them in 1911, are shown by the following figures :-

Occupied by more tha.n 
Persons 

Percentage of tota.! of ea.ch 
• 2 persons per room. Iivmgmore 

cl ... of tenement. 

Size of tenement. 
Tenements.! 

tho.n 2 per 
Tenements,! 

! 
Rooms. room. Rooms. Persons. 

1 room ... ... ... .. . ... 32,351 32,351 116,552 23.40 23·40 43·89 
Brooms ... ... ... .. . ... 4.7,048 94,096 277,592 23'96 23·96 41-21 
3 rooms ... ... ... ... ... 28,341 85,023 223,137 12·93 12·93 24·75 
4 room.a ... .. , ... ... ... 11,148 44,592 108,670 6·76 6·76 1381 

Toto.! 1-4 rooms ... .. , 118,888 256,062 725,951 1654 13'86 27'62 

5 roODls ... , .. ... ... '" 2,263 11,315 26,197 2-40 2'40 5-41 
6 raoIUS ... ... ... ... .. . 436 2,616 5,861 ·60 '60 1·54 

Total 1-6 rooms ... ... 121,587 269,993 758,009 13,73 980 2i'71 

7 roOD1S ... ... ... ... .. . 49 343 742 ·11 '11 ·32 
8 rooms ... ... .. . ... 2 16 35 ·01 ·01 ·02 
9 rooms and over ... ... ... - - - - - -

Grand toW ... ... ... 121,638 270,352 758,786 11·88 6·90 16·78 

-
This shows that the number of tenements occupied by more than two persons per room in 1911 

was 121,638, that they oontained 270,352 rooms, and were occupied by 758,786 persons. 
As might be expected, they oonsisted ma.inly of one, two, three and four-roomed tenements, for 

in a five-roomed tenement a. family would number 11 before the standard of two per room was exceeded. 
Of the population in one-room tenements, 43'89 per cent. hved more than two per room in 23'40 

per oent. of the number of tenements, and of the population of two-roomed tenements 41'21 per cent. 
lived in 23'96 per oent. of the number of tenements. 

The oooupation in 1911 of the several classes of tenements by more than two persons per room 
in famihes of various sizes is shown in the followmg table :-

Number of fa.miJies occupymg tenements of Percentage 
of tota.! 

No. in 

I roo~··1 ro!mol I ro!ma. t ~~ I roo~··1 roo~ I roo~ I TotaL 

f&ll\,l1 .. Popula-
family. I of same tIOD. 

room. Stze. 

3 19,006 19,006 10·n 57,018 

"" 
8,841 8,841 5·26 35,364 

5 3,261 22,419 25,680 19·39 128,400 
6 928 13,29a 14,220 14·87 85,320 
7 246 6,886 13,623 20,755 31'89 145,285 
8 52 3,025 8.213 11,290 26'87 90,320 
9 13 1,035 4,050 5,879 10,977 44·17 98,793 

10 3 299 1,684 3,166 5,152 3766 51,520 
11 70 547 1,413 1,363 . 3,393 4736 37,323 
12 1 18 161 485 601 1,266 38·34 15,192 
13 4 51 147 216 291 709 43'52 9,217 
14 10 47 63 103 - 2i3 28·23 3,122 
16 • 2 9 18 37 43 109 1471 1.635 
16 2 2 

'" 
5 13 1000()() 208 

17 1 1 1 3 10000 51 
18 '- 1 1 100-00 18 

32,351 47,048 28,341 11,148 1 2,263 436 49 2 121,638 I 758,786 

It will .be seen that of the larger families a. la.rge proportion lived more than two per room, the 
proportion betng between 40 and 50 per cent. in families of 9, 11, and IS persons. It may be roughly 
inferred that in these cases children formed the majority of the family; the table points to the 
conolusion that the overcrowding at that time more particularly ocourred in fannlies with a large number 
of children. Unless the elder children were also wage earners, it also indicates tba.t JIluch of the over­
crowding was due to the lack of means to provide adequate housing accommodation fur such a la.rge 
number of dependants. The tenements of one to six rooma accommodated at that time 89'6 per cent. 
of tho tlltsl chlld population of London under 10 years of age. The proportion of children from 5 to 

4&087 
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14 years of age who were scheduled in the same year for elementary school educatIOn was 93·1 per 
cent. of the total population of that age 

Of the tenements occupied at that time by more than t,wo persons per room, a considerable 
number were occupied by tbree, four, five,.etc , persons per room The figures as to thiS, which indicated 
the degree of overcrowrung, were as follows '-

LIvmg more than 2 per room 758,786 persons. 
3 173,637 
4 38,346 
5 8,903 
6 2,349 
7 575 
8 159 
9 a 

10 12 
" II" . ... 12" 

Of the 758,786 persons then living more than two per room, 173,637 were hving mdre than three 
per room, 38,346 of these were livmg more than four per room, and so on with the higher numbers per 
room, the extreme being twelve persons living more than eleven per room 

The number of persons then living more than 2 per room in the several metropohtan boroughs is 
given in MPENDIX 2 (p. 39) 

More than two persona per room with allowancp lor cluldren. 

In the foregoing figures, a child is regarded for housing purposes as equal to an adult, though 
it IS obvious that from some points of view the number of children may be regarded as an important 
factor in gauging the amount of overcrowding. From a medical point of View, the contentIOn that 
a young child requITes less consideration than would one of from five to ten years, or that the latter 
can be reckoned as only half an adult, is open to senous criticism, as, physiolOgically speaking, there 
is no Justification for regarding the questIOn merely as determmed by the relative weights or even by 
the respective lung capacities,for it must be borne in mind that adequate space is in the case of children 
especially necessary for their health and development. From the pOint of view of decency of accom­
modation, however, which is one of the pnnciples governing the standard of two per room, overcrowd­
ing caused by young children is less objectionable than overcrowding by adults 

The Council's practice for its own dwelhngs has, however, given weight to this consideration as 
a matter of practical expediency. For admission to the Council's dwellings the limit of two persons 
per room is stnctly adhered to, but for continued occupatIOn, in ascertaining whether a tenement is 
overcrowded, while two persons per room are allowed, each cluld under the age of five years is reckoned 
as nil, and each child between the ages of nve and ten years as half an adult. In spite of this arrange­
ment, however, the average populatIOn of the COunCIl'S dwelhngs is only 1'3 per room. The rules of 
the Peabody Donation 'Fund for the preventiOn of overcrowding m the dweUmgs of the Trust provide 
a scale applicable to tenements and families of vanous sizes, the general effect of which would appear 
not to differ matenally from that of the CounCIl's reglllatlOns. 

The census returns do not show row many of the children were under and how many over nve 
years of age. The proportIOns in the Council's dwelhngs (calculated from the census made annually 
by the Council) have therefore been adopted as the best basis avrulable for malang such a division 

The followmg table shows the number and proportion of persons overcrowded in London 
according to the census of 1911, If allowance is made for cluldren (on the basis above described) 
compared with the number and proportion on the baSIS of more than two persons per room, Without 
making any such allowance:-

Population overcrowded. 

I 
ProportlOD 

(more than 2 per room) overcrowded. 
SIZe of 

tenement. 
On basis On adjusted On bllS;' On adjusted 

of nJI baslS, allowmg of all bR81s. nJlowmg 
occupants for cluldren. occupants. for cluldren. 

Per cent. Per CE'nt 
1 room 116.552 72,996 4389 21'49 
2 rooms .. 277.592 130,512 4121 1931 
3 rooms .. 223.131 86,587 2475 960 
4 rooms ... 108.670 30,703 1381 390 

1-4 rooms ... 725.951 320,798 2762 1221 

t) roOnlS ... 26,197 4,71i1 541 98 
6 rooms ... 5,861 918 Hi4 '24 
7 rooms '" 742 15 ·32 01 
8 rooms ... 35 - 02 -

TotnJ '" 758,786 326.482 1678 722 

It will bo BoeU that on the adjusted basis the number of persons overcrowded would have been 
326,482, as compared With 758,786 If no ailJustment be made for children, and the prop01tlon would 
have been 7 '22 per cent as compared With 16'78 per cent. 
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Overcrowdl8l.fl accor.ung to the Pub!", H eoJJlo Act. 

The Publio Health (London) Aot, 1891, provides that" any house or part of a house so over­
orowded as to be injurious or dangerous to the health of the inmates whether or not members of thli 
same family" shall be a nuisance liable to be dealt with under the Act (section 2, sub-section (1) (e) ). 
Under this proVision proof of the injury or danger referred to must be adduced in each instance. 
In the by-laws made under seotion 94 of the Aot with respect to houses let in lodgings or occupied by 
members of more than one family the term overcrowding is defined This definition is made on the 
basis of air space, the limit generally prescribed being as follows :-

If a room used for sleeping be also used as a living room ... 400 oubic feet per person.' 
If used for sleeping purposes only ... 300 " 

The limit for a ohild under 10 years of age is one-half the above­
mentioned amounts of air space. 

Under these by-laws a room of 12 feet by 12 feet by 8 feet 6 inohes, or 1,224 cubic teet (which, 
according to' the Council's regulations, is the minimum size for a living room in the Counoil's block 
dwellings) would not be overcrowded with three persons (all adults), or with four persons (two adults 
and two children), or with five persons (one adult and four children), using it as a living and sleeping 
room. The following table sets out the maximum number for one, two, three and four-roomed tene­
ments accordIng to the various combinations of adults and children (under 10 years of age) in rooms 
of the minimum Size in the Counoil's regulations referred to :-

Number of oocupants a.!Jowed under by·laws. 

SIZe of 
tenement. Jj all rooms a.re used for 

sleepmg. 

1 room ... 3 (adults) 
4 (2 adults and 2 ohildren) 
6 (1 adult and 4 " ) 

2 rooms ... 6 (5 adults and 1 cluJd) 
7 (4" 3 ohlldren) 
8 (3" 5,,) 
9 (2" 7 " ) 

3 rooms ... 9 (7 adult. and 2 ohudren) 
10 (6 " 4 " ) 
11 (5 " 6 " ) 
12 (4 " 8 " ) 

4 rooms 12 (9 adult. and 3 oluJdren) 
13 (8 " 6 " ) 
14 (7 " 7 " ) 

If one Iivmg room is not 
mod for sleepmg. 

3 (2 adults and 1 oluJd) 
4 (1 adult and 3 cluJdren) 

6 (4 adults and 2oluJdren) 
7 (3 " 4 " ) 
8 (2 " 6 " ) 

9 (6 adults and 3 children) 
10 (5 " 6 

" ) 
11 (4 " 7 " ) 

S ... of rooms. 

} 144 sq. ft. by 8i=I,224 oubic feet. 

} 
144 sq. ft. by 81=1,224 cubio fe.t. 
96 sq. ft. by 81= 816 cubIC feet. 

} 

144 sq. It. by 81=1,224 cublo feet • 
96 sq. ft. by 81= 816 cubic feet. 
96 sq. ft. by 8!= S16 CUblO feet. 

') 144 sq. It. by 8j = 1,224 oubio feet. 
~ 100 sq ft. by 81= 850 OUblC feet. 

J 
96 sq ft. by 81 = 816 cubic feet 
96 sq. It. by 81= S16 cublO feet. 

It will be seen that the maximUlll, depends a good deal on whether all the rooms or only some 
are used for sleeping purposes. In three lind four-roomed tenements it is improbable that all the rooms 
would be used for sleeping, and the number shown in the table, on the assumption that all the rooms 
would be so used, would no doubt rarely ooour. 

It must be borne in mind that the rooms assumed are of moderate size and that the muoh 
larger rooms that are sometimes found, Pllltioularly in better-olass houses adapted for oooupation by 
persons of the working olass, would afford aooommodation for II larger number without exceedIng the 
limits presonbed by the by-laws. 

It seems olear, therefore, that the existenoe of overcrowding on the basis of more than two pexsons • 
per room does not mean that there is overcrowding aocorilmg to the Public Health Aot, taking the 
requirements of the by-laws as the standard. 

When an investigation was made in 1898 into the sanitary oondition and administration of St. 
Panoras, the question of.l)vercrowding according to the by-law standard, and according to the 
standard of two per room, was dealt with. On the standard of more than two per room therewere 
then about 60,000 persons in St. Panoras living under oonditions of overcrowding. Having regard to 
the various oonsiderations hearing on the question, and the light thrown on the matter by an estimate 
based on the results of an aotual inspection of a number of houses in the borough, the conolusion arrived 
at was that out of 60,000 persons living more than two per room the number living under conditions 
in whioh the by-law limits of oubio space were exceeded from insullicienoy of accommodation was 
probably not more than 10,000 persons. 

It was in fact found, on the inspection of the houses overcrowded, that in .. considerable propor­
tion of instanoes overcrowding according to the by-law definition was caused by a misuse of space, 
which could be obviated by improving the sleeping arrangements of the family. The results, for .. 
number of houses inspeoted, were :-

40087 

Misuse of space ... 
Insullioienol of space 

67 houses 
107 

B2 
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Of the cases ~f l.lll!uffiCiency of space, 100 related to families occupymg one room. 
Smce the above investigatIon, the number and proportion of persons living more than two per 

room in St. Pancras in one to four-roomed tenements have been reduced as follows :-

Census yo .... 

1891 
1901 
1911 

I 
Number of pel'l!ons livmg I 

more than 2 per room m 
1-4 roomed tenem.ents. 

64.730 
56,423 
50,264 

Proportion of tota.! occu­
pants of 1-4 roomed 

tenements. 

per cent. 
41·6 
36·2 
33·4 

There is, nevertheless, evidence that there is still a considerable amount of overcrowding in London 
QJen on the by-law haBls. The following table shows the conditions found on a small insanitary area 
just before the outbreak of war in 1914. 

Are ... Po ulabOn.j Cubic feet j Squ .... feet 
p per person. per pel'l!On. 

The whole area ... ... .. . 3,009 414 63 

The worst streets were A .. , ... 17 240 27 
B ... ." 196 259 42 
C ... .. 166 309 42 
D ... ... 211 318 42 
E .. , ... 182 301 41 
F ... ... 332 311 40 

In connection with inspections made under the Children Act, we are advised, evidence at the 
present time is frequently obtained that famihes are living under condItions of overcrowdlUg, and 
that great difficulty is expenenced by the people concerned in obtaining other accommodation. As a 
result of 200 recent visits, 911 persons (includmg 278 nurse infants) were found to occupy 660 rooms. 
Of these, 158 in 47 rooms had less than 300 cubic feet per person, so that 17 per cent. of the 
occupants were sleepIng under overcrowded conditions. Of the 59 rooms occupied for both hving 
and sleepIng purposes, 9 were single room tenancies and It may be assumed that in many of the 50 
remaimng rooms the use of the hving room for sleeping purposes was permItted. in order to abate 
overcrowding. It must be remembered that most of the instances above cited belong to a class 
somewhat above that occupying insanitary areas. 

In addition, experience has been gamed in connection WIth Industrial School cases. During the 
last four years 647 tenements have been reported by the attendance offiooI3 as being occupied by 
more than four persons per room. When visited by the pubhc health inspectors it was found that in a 
number of instances families had removed and that m others some of the children had been sent to 
Industrial Schools, but, notwithstanding tIDs, some 20 per cent. out of the total viSIted were stIll found 
to be overorowded 

The proportions of 17 and 20 per cent. of overcrowding found in these selected cases oannot of 
course be taken as applying to working-class tenements generally. 

It is to be remembered in oonsidermg the by-law standard of overcrowding that this is mainly 
based on cubic space and does not give weight to the modern notions of decency and to the desirability 
of the separation of the sexes. As is shown in a previous table in this report (p. 11). as many as five 

.persons may live, cook, and sleep in one room without violating the by-law. 

Estinnate 01 excess populatwn <11 tenemenl8 overC'/'owdeil. 
On the various bases of overcrowding considered and on the figures of the census of 1911, it 

may be estimated that the numbers of persons living in conditions of overcrowding were in 1911 as 
follows :-

(I.) On standard of more than two per room 
(Ii.) On same basis as No. i. but with allowance for children 

on the scale adopted by the Conncl! 
(iii.) On basis of by-laws under Public H~alth Aot .. 

758,786 

326,482 
Indefinite, but probably 

only a relatively small 
figure. 

lb.e first basis is that used in the census of more than two per room. The total number of 
persons living in overcrowded conditions, accordIng to this standard. was, in 1911 758,786 
These persons occupied 270.352 romns, and assuming these overcrowded rooms to be OCCUpIed 
to the extent of I! persons per room on an average their populatIOn would be... ... ... 405,528 

leaving a populiltion in excess of what could be aooommodated on this basis of ... ... 353.258 



The assumed average of It persons per room is oonsiderably more than the 'average of all tene­
ments oooupied to an extent not exoeedlng 2 per room, the average for these and for tenements oooupled 
by more than 2 per room being in 1911 as follows :-

Average number of persons per room in tenements OCOUPIed by 

'Ienements 

I 
2 persons per room or I More than 2 persons 

1 .... per room. Total. 

1 room ... ... ... HI 3·60 1·92 
2 rooms ... ... ... 1-33 2·95 1-72 
3 rooms ... ... ... 1-19 2·62 1-37 

" rooms ... ... ... 1·09 244 H9 
- - -

1-4 rooms '" ... 1-20 2-84 H2 
- - -

5 rooms ... '" ... 1·00 2·54 1-03 
6 roomo ... ... .. . '86 224 '87 

- - -
1-11 room. ... ... HO 2·81 1-27 

The next standard is the praotioal one adopted by the Counoil in the management of its own 
dwellings, and on this basis the population (oorresponding to the 758,786 used above) then living in 
oonditions of overcrowding may be estimated at 326,482. A similar oalculatIOn would 
show the number of persons in excess of the accommodation as 169,783 

The standard of overcrowding in this case allows for children and if a simIlar 
allowance be made in oalculating the population before overcrowding conditions are assumed 
~o obtain, the average multIplier per room should be increased to 2, leaving an excess popula-
tion of about ... 118,000 

The lowest standard of all is the by-law standard, for whioh it is impossible to gIve figIIres; but 
the standard here is perhaps as muoh too low as the 2 per room standard 18 too high. We propose therefore 
to ignore it for present purposes 

There was, therefore, in 1911 a possible range from 118,000 to about 350,000 as the excess popu­
lation in overcrowded tenements. 

Ttmdenoy of ohange in oond~tions indicated by oensus ,eturns. 
A compallSon of the oensus returns of 191'1' with those of 1901 and 1891, that is, over a period 

of 20 years, indicates considerable ohanges. 
The figures of London population already given show an increase of 308,313 in the period 

1891-1901 and a deorease of 14,582 in the period 1901-1911. This change was not entirely due to the 
faot (i) that a smaller number of new houses was beIng provided in London, or (il) that the existing 
houses were more fully .oooupied, but was oaused by the movement of the population outwards, 
induoed by the development of the extra-London distriots, whioh was, no doubt, greatly assisted 
by the extension of locomotion faoilities during the period. The development of the extra-London 
distriots continued unabated, the increas~ in population being as follows .-

1891-1901... ... '.:. ... ...... 639.283 
1901-1911... 684.538 

It is true, however, that the rate of growth of the population of " Greater London" taken as 
a whole diminished very greatly in 1901-11 as compared with the period 1891-1911. This diminution in 
the rate of growth of population resulted in a diminIshed demand for houses and. was, no doubt, to a 
considerable extent, responsible for the relief in the pressure on housing aooommodation that took 
plaoe during the period. 

With regard to tenements, oomparative figIIres for ~ast oensus years oan only be given for one • 
to four-roomed tenements, and are as follows :-

I 
Number. Inorease or decrease. 

SIze of Tenement. • 1891. \- 1901. 1911. 1891-lt>Ol. I 1901-1911. 

NtunbwoJ __ -
1 room ... ... ... ... '" 172.807 149,524 138,226 (-I 23.283 (-I 11.298 
2 rooms ... ... ... ... '" 190.245 201,431' 196,405 (+1 11.186 I-I 5,026 
3 rooms ... ... ... '" 153.653 181.542 219.158 (+1 27.889 (+1 37.616 
'rooU18 ... ... .. . ... .. . 115,443 139,533 154.776 (+1 24.090 (+1 25.24:1 

Total ... 632,148 672,030 718,565 (+1 39.862 (+1 46.535 

N....."..oJ---
1_ ... ... ... ... .. . 172,80' 149.524 138,226 I-I 23.283 (-I 11.298 
I rooms ... .. , ... .. . '" 380.490 402.862 392.810 (+) 22.372 I-I 10.052 
3rooms. .. , ... ... .. . .00.959 ~.626 657.474 (+1 83.667> (+) 112.848 
, rooms ... ... ... ... .. . 461.772 558.122 659.104 (+1 96,360 (+) 100,972 

Total '" 1,476,028 1,65G,144 1.B4.7,6U (+) 179.116 (+) 192.470 
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From tIm, it 'wIIl be seen that there was a greater increase in one to four-roomed tenements, 
taken as a whole, in the period 1901-1911 than in the period 1891-1901. This increase, however, Was 
in the three and four-roomed tenements between 1901 and 1911, there being a very considerable decrease 
In the number of one and two-roomed tenements. 

The change in the population of those tenements and in the number and proportion of persons 
livmg more than two per room IS shown in the following table :-

Increase or decrease. 

SlZe of Tenement. 1891. 1901. 1911. 
1891-1901/1901-1911 

{POPulation ... • ... • . .. 387,156 304.874 265,553 - 82.282 - 39.321 
1 room PopulatIon hnng more than 2 per room ... 215.232 147.771 116,552 - 67,461 - 31,219 

ProportIon per cent . ... . . . ,. 556 485 43·9 - 71 - 4-6 
{ Population • • '" . . ... ... 690,844 701,203 673,619 + 10,359 - 27,584 

2 rooms Population hvmg more than 2 per room .. 331,122 296,659 277,592 - 34,463 - 19,067 
Proportion per cent. '" .. . . . .. 479 4U 412 - 56 - 11 

{ Populatlon .. , . . . ... . . 666,126 752.221 901,603 + 86,095 + 149,382 
3 rooms Population hvmg m.ore than .2 per room .. 0 193,129 187,619 223,137 - 5,510 + 35,518 

ProportIon per cent. . . . ... . . 290 249 24'7 - H - 02 
{ Population • . '" ... . .. 594,71S 691,491 787,159 + 96,775 + 95,668 

4 rooms PopulatIOn hvwg more than 2 per room ". 92,185 94,047 108,670 + 1,862 + }4,623 
15·5 13·6 13'8 - 19 + 02 • ProportIon per cent... ... ... .. 

{ PopulatIOn ... . " ". ... 2,338,842 2,449,78P 2,627,934 + 110,947 + 178,145 
TOTAL Popula.tlon lJ'vmg more than 2 per room ... 831,668 726,096 725,951 - 105,572 - 145 

1-4 rooms Proportlon per cent. ... ... .., ... 356 296 276 - 60 - 20 

This shows that the occupants of one to four-roomed tenements in the County of London 
increased during the period 1901-ll by 178,145 (from 2,449,789 to 2,627,934), the proportion which they 
bore to the total population rising from 54 0 per cent. in 1901 to 581 per cent. in 1911. In 1891 the 
proportion was 553 per cent An increase between 1901 and 1911 took place In every Metropolitan 
borough except Chelsea, Holborn, St. Marylebone and WoolWIch. This increase In the proportion of 
one to four-roomed occupants also extends to extra-London where the proportIOn has nsen from 30 0 
to 37'9 per cent so that it is not accounted for by an exchange between London and extra­
London. 

The Registrar-General, in his report, is inclined to attribute part of this increase to the greater 
accuracy of the 1911 census returns. It is unfortunately impossible to say how far it IS attributable 
to thiS cause and how far to an increase in the proportion of the working-class populatIOn or of that 
part of the working-class population which has, or chooses, to occupy tenements of one to four 
rooms. 

It should be noted that there was a consIderable decrease in the number of occupant. of one 
and two-roomed tenements but a much larger ,ncrease In the number of occupants of three and four­
roomed tenements This IS no doubt to some extent due to the demolition of msawtary houses, In 

which one and two-roomed tenements are most frequently found, and to the cessation of use for habitable 
purposes of basement rooms. There has consequently been a considerable improvement In the EcaJe 
of accommodation of the ocoupants of one to four-roomed tenements. The considerable reductIOn in 
the number of occupants of one-room tenements is particularly Important. 

While there was no materlal reductIOn in the number of persons liVing more than two per 
room during the period 1901-ll, there was a matenal reductIOn In the more aggravated forms of 
overcrowding as shown by the follOWIng figures:-

Density of occupa.tion in tenements 
of 1-4 rooms. 

LIvmg more than 2 per room " 
3 
4 
5 
6 
7 
8 " 

:"1 9 '" 
10 
11 

Number of 
persons, 

1911. 

725,951 
173,637 
38,346 
8,903 
2,349 

575 
159 
42 
12 
12 

J)ecrea.se 
m the penod-

1891-1901. 901-1911. 

105,572 145 
SO,393 12,736 
38,539 8,034 
15,563 4,130 

5,052 1,719 
1,580 805 

556 397 
259 163 
89 93 
12 60 

While in the period 1901 11 there was a reduction of only 145 In the numb~r livmg mor~ than 
two per room as oompared WIth 105,572 in the period 1891-1901, there w~ a reductIon of 12,736 In the 
number living'more than three per room, and of 8,034 in the number hvmg more than four per room, 
with reductions as shown in the higher densities. 
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The changes of which a comparison of the figures for 1911 wHh those of 19'01 gives indication 
m"y he broadly summarised as follows :-

(1) A great movement of the population outwards, which left the population of London 
stationary during the period 1901-11, while the populatlon of extra-London showed a larger 
increase than in any previous decennium. 

(2) An increase in the number of occupants of small tenements (one to four rooms) both 
in London and extra-London, a part of the increase indicated by the figures being no doubt due 
to greater accuracy in the returns for 1911. 

(3) A shifting upwards in the scale of accommodation of the occupants of one to fbur­
roomed tenements, as indicated by the decrease in the number occupying one and two-roomed 
tenements and the increase in the number occupying three and four roomed tenements. 

(4) No material change in the number of persons living more than two per room in 
London though the proportIOn fell from 29'6 per cent. to 27 6 per cent. Here also there IS a 
decrease in the number living more than two per room in one and two-roomed tenements and 
an mcrease in three and four-roomed tenements. 

(5) A continued but dimimsbmg decrease 10 the more agg~avated forms of overcrowdmg 
in London, as indicated by the diminutlon in the number living more than three, four, five, etc, 
persous per room. 

(6) A tendency in overcrowding to shift outwards, as indicated by the increase 10 the 
number living more than two per room in some of the outlymg districts in London and in the 
extra-London distriots. 
Comparing the changes in the period 1901-11 with those during the previous 10 years,. 1891-

1901, the figures show:-
(1) A greater increase in the number of occupants of one to four-roomed tenements both 

in London and extra-London. 
(2) A slackening in the decrease of overcrowding in the county of London. 

Ohanges Bince 1911, 

The foregoing particulars relate to the position in 1911, when the census was taken. Since 
then over 7 years have elapsed, and it is therefore necessary to consider what changes have taken 
plaoe durmg thllt penod which nught modify any theories based upon a consideration of the census 
returl1S. 

Rehrenoe has been already made under the head "Effect of the war on population" to the 
change in the population of the county that has taken place since 19H. (See p. 6). 

Dwell.ng, Imilt lina aemoZ..lietl. 

Between the oensus of 1911 and the outbreak of war, the number of working-class dwelhngs 
provided was smaU and was exceeded by the number demolished. Since 1914, very little has 
been provided-exoept by the Government in the neighbourhood of Woolwich Arsenal. The number of 
working-olass dwellings demolished has also fallen since 1914. 

The figures for the whole of London up to 1916 are as follows :-

, .' Number of workmg-cl ... rooms. 

Year I :J N. 
Built. DemolIshed. addJ.tlon or 

deduction. . 
19U ... 5,204 I. 4,969 

t 
+ 235 

1912 ... 4,167 6,790 2,62:1 
1915 ... 6,181 6,174 + 7 
1914 ... 5,299 6,669 1,370 
1915 ... 2,599 2,890 291 

I:' the Govornment 4,010 + 4,010 
1916 ... 1,938 1,503 + 435 

By the G~'vem~~~llt 1,557 + 8,461 Intto (Hutmentsr 6,904 II 
I 

Total-LandOn ••• , 37,859 28,995 I + 8,8&1 

The distribution among the metropolitan boroughs differs widely, and is shown in APPENDIX 3. 
There has, therefore, been between 1911 and 1916 a net increase of 8,864 rooms, or excluding 

lIutroe\lts.. which are obviously ouly a temporary expedient, 1,960 rooms. Were it not for the 
rnl't thtlt tho Goverrunent erected buildings in Woolwich, th~re would ha\'e be~n a d.,crease of about 
3.600 rooms in aooommot-daion of a p~rman~\It character. 
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Con1Jerilkm Q/ ""'Hoorlci"ll-daaa houau. 

Some addition to the housing accommodatIOn for persons of the working-class is obtained by 
the letting or sub-lettmg of larger houses in tenements. 

This process of conversion is as a rule a very gradual one and no statistics are available as to 
its amount in any year. A careful comparison of the census returns for 1901 and 1911 shows that, 
after allOWIng for new building, there was an increase in one to four-roomed tenementr in London in 
the period amounting to about 145,600 rooms, or an average of 14,560 rooms per year. This increase 
mu~t have been due to the occupatIOn, m tenements of one to four rooms, of houses or tenements of 
five rooms and upwards. Some of the latter (of five and SIX rooms) would have been always of the 
working-class; their occupation by two families, mstead of one, tends to the greater utilisa­
tIon of the accommodation, though it cannot be regarded as increasing its amount. The greater 
part of the increase in one to four-roomed tenements referred to appears, however, to be due to the 
conversion of non-working-class houses. 

Since 1890 exemption from, or an abatement of, inhabited house duty is allowed to owners who 
can obtain from the Medical Officer of Health a certificate "that the house is so constructed as to 
afford suitable accommodation for each of the families or persons inhabiting it, and that due provision 
is made for sauitary reqUIrements." The abatement is graded accordIng to the rental of the dwelling 
in accordance with the terms of section 11 (1) of the Revenue Act, 1903. Many owners have avaIled 
themselves of the enactment and considerable improvement as regards provision of water supply 
within the tenement, food storage, and separate water-closet accommodation has taken place, and also 
an improvement in the condition of drains and backyards. On the other hand m many instances 
the owners have not been prepared to incur the expense which would be entailed in order to gain the 
exemption. 

The main difficulty in many thousands of houses in London at the present time is that, although 
the rooms of these tenement houses may be sufficiently large and the space adequate, the arrangements 
in the majority of them are not suitable for the accommodation of several families. In order m part 
to meet this the Council obtained in its General Powers Act, 1907, a section dealing with the 
provision of water on the upper floors of tenement houses, and the General Powers Acts of 1908 and 1909 
provided for" suitable cooking accommodation" and for" sufficient and SUItable storage for food," 
but in these last two instances the powers only apply to houses adapted smce the passing of the Acts. 
The neceSSIty for increased water-closet accommodation in tenement houses has been in some measure 
met by the requirements of the London County CouncIl by-law made under section 39 of the Pubhc 
Health (London) Act, 1891, which provides that in houses occupIed by members of more than one 
family there shall be not less than one water-closet for every twelve inmates. 

The structural alteration of better-class houses so as to provide separate sculleries, water supply, 
and sanitary converuences for each fanuly is a questIOn that will in some districts require attention in 
the future, as there are many old houses in various parts of London that mIght be dealt with in that 
wa y when they cease to be occupied by the present class of tenant. 

The Lambeth Metropohtan Borough COMoil has approved a report by the Borough 
Medical Officer of Health advocating substantIally this method of dealing with the housing 
problem in the borough Instead of by way of clearance schemes or action under the various statutes 
to secure the closing and demolitIOn of undesirable houses. The followmg is an extract from the report 
in question '-

" What will be necessary for this purpose will be th~ re-constructmg and re-planning of 
old houses which already exist, so as to render them suitable for occupation by different families, 
such families to be separately catered for in the way of prOVision bemg made for separate liVing 
and sleeping accommodatIOn, sculleries, sinks, water supplies, sarutary conveniences, etc., i e., 
the provision of separately contained flats or tenements. There are many such existing old 
houses within the borough that might, with advantage, be dealt WIth in that way." 

The St. Marylebone Metrppohtan Borough Council in a return furrushed to the Local Govern­
ment Board states that there are a certain number of such houses capable of being so converted 

• and providIng additIOnal accommodation for persons of the working class in the borough. 

Con81(kration by the Ooul1cd of P088lblltty of converB'lOO of d10f'llings. 

In 1909 extensive mquiries were made In various districts of London, and a number of ho~es 
that were originally bmlt for occupation by one fanuly, and afterwards let in separate l?ttIngS 
Were selected in Islington, Lambeth, Paddmgton and Wandsworth. These were inspected WIth the 
view of ascertaiuing the p,sctlOablhty, in regard to their planning and general constructIOn, and 
also from a financial standpoint, of converting these middle-class houses into self-contained tenements 
or flats for the accommodatIOn of families of the worlang classes, to be let at lower rents than those 
which it was possible to charge for the CouncIl's existing working-class dwellings Typical ~ous~ were 
surveyed, and plans were prepared showing how these houses might be so altered as to 'prOVide SUItable 
self-contained accommodation for eaoh family and, at the same tIme, comply WIth the London 
BuildIng Acts requirements. Inter alia, the heights of habitable rooms, which in sO.me cases were only 
seven feet hlgh, were to be mcreased to eight feet SIX inches, or eight feet when part.ly m the ~oof, and the 
Public Health Act conditions as to underground rooms were to be complied Wlth In extendi~ the areas 
and adjusting the lightIng arrangements, and showing the requisite alterations to the staIrs, m order to 
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proVIde sufficient means of escape in case of fire, in accordance with the LO,ndon Building Act 
(Amendment) Act, 1905. The estimated cost of these alterations, at that comparatively economical 
period for building work, averaged £54 per room. 

It was ultimately found that the cost of the alterations would be so great that the scheme was 
financially impracticable, assuming that the purohase prices and cost of alterations would be redeemed 
in 40 years. 

A less expensive scheme to provide only a common wash-house, on the ground fioor, and a 
separate water-closet for each family, showed that it would not be posSlble for the Council to purchase 
the premises and effect these less drastic alterations without incurring financial loss. 

It may also be pointed out that between the date of these investigatIOns and 1914 the cost 
of building increased by about 20 per cent. 

It was found that the rents then obtaining for that class of property, having regalu to the 
oharaoter of the accommodation afforded, were high, ranging from 2s 6d. to 48. for one room and from 
5s. Gd. to 8s. for two rooms. 

It was reported at that time that until retrospective power was given to local authorities to oom­
pel owners of houses, let out in rooms, to adapt them for occupation by different families, , e., in respect 
of sanitary arrangements, water supply, and provision for cooking and storage of food, the local 
authorities would not be able to bring adequate pressure to bear on owners to improve suffioiently the 
oondition of such houses in these respects. 

The inquiries made at that period mdicated that the carrying out of such a suggestion was 
hopeless from a financial point of View and demonstrated that it was impracticable to purchase, alter, 
adapt, and provide proper sarutary arrangements, and to let the houses at lower rents than were being 
obtained in the COunCIl'S dwellings, indeed, It appeared clear that the rents then ruling in the CouncIl's 
dwellings were less than would have to be charged for converted houses in order to make such a scheme 
Relf-supportlng. ' 

Vacant acoommQUatl'on. 

At the time of the census of 1911, unoccupied houses in London were relatively numerous, but 
slnoe that time the number has deolined considerably. 

The average loss in rates through" empties" m the years 1911-17 has been, approximately, 
as follows:-

Yea.r. 
1910-11 
1911-12 
1912-13 
1913-14 
1914-15 
1915-16 
1916-17 

Per oent. 
5'43 
4'58 
403 
3-41 
320 
3-41 
3-10 

These figures relate to all classes of property with the exception of those on whioh the rates 
are oompounded, i e.. paid in full whether the houses are oooupied or not. 

These peroentages do not represent the proportion of houses of the working olasses that were 
unoooupied eaah year. They are used to show that the proportion of " empties" in property of all 
desonptions in London was in 1n7 only little more than 50 per oent of what It was in 1911 

The inquiries with regard to vacant working-class aooommodation· whioh the Counoil has had 
made from time to time relate to working-olass houses ouly, and show the actual number of 
tenements" to let" at the time in the i!:striots examined. The following is a summary of the results 
of recent inquiries made :-

i 
I TotaJ nU~b.r of Number of RoOIllS "To Let." 

Ye&!'. Number of lhoroughs m I rooms m areas 
inquines. wluoh inquines covered. 

I were made. (approxun&te). Number. Pl'Oportlon . 

I • I Per cent. 
. 

lI11l '" ... ... 21 17 279.000 12,228 4'4 
1912 ... ... '" 19 16 I 452,000 16,872 

I 
a'7 

191:1 ... ... ... 26 19 
! 

1,113,000 22,086 2-0 
191' ... ... '" • 19 15 572.000 6,788 1-2 

I 

These results show that there is a decided tendenoy towards a reduction in the number 
of empty premises, and in the case of werking-olass aooommodation at an inoreasing rate as compared 
with all properties. 
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In the CoUncil's dwellings the percentage of " empties" has fallen to vely smalI proportions, 
the :£gures for each quarter since the beginning of 1911 being as folIows :-

Quarter ended. 

March, 1911 
June, 1911 
September, 1911 
December, 1911 

March, 1912 
June, 1912 
September 1912 
December, 1912 

March, 1913 
June, 1913 
September, 1913 
December, 1918 

March, 1914 
June, 1914 
September, 1914 
December, 1914 

) 

Percentage of 
"emptles" to 
gross rental. 

711 
6 82 
6 88 
5·69 

596 
601 
g'98 
300 

2'57 
229 
208 
1·75 

125 
125 
132 
185 

Qu&rter ended. 

March, 1915 
,Tune, 1915 
September, 19l5 
December, 1915 

March, 1916 
June, 1916 
September, 1916 
December, 1916 

March, 1917 
June, 1917 
September, 1917 
December, 1917 

March, 1918 
June, 1918 
September, 1918 

Percentage of 
.. empties" to 
gross rental. 

95 
·79 
57 

·73 

48 
·39 
'39 
:J9 

'33 
'51 
'44 
26 

'23 
28 
'20 

From the consistent improvement in these figures It would seem th4t, for some time before the 
war, the available housmg accommodatIon on the Counczl's estates was being qUIckly absorbed, and that 
smce the outbreak of war the only losses that have been sustamed have been through changes of tenanczes 
For some time there has been a waiting Jist of apphcants for rooms, and the present small loss by 
" empties" is due to the fact that It IS often pOSSible to re-Iet Without loss of rent. 

PartiCulars of returns made by the metropolztan borough councds to the Local Government 
Board as to vacant accommodatIOn are given in APPENDIx 1 (p 35) In 9 cases the reply is" fill," 
and in the other cases the numbers mentIOned are very small. 

These figures, taken together, appear to inwcate that in London, at the pre&cnt time, there is 
httle or no margm of housmg accommodatIOn 

It is necessary that there should be a suffiCient margm of empty houses to allow of the changes 
which every large oommUnIty finds essential for its full and proper development, and some adwtlOn to the 
housing accommodation may therefOJ'e be necessary on thzs account, even if all other conditions remam 
unchanged (See ApPENDIX 3, P 43). 

In8anitary ana oongl!8led MilaS, 
Butld'/.'YIg den..$~he8 

One of the directions in whzch it is anticipated that the standard of housing will particularly 
be raised, is m regard to the number of houses per acre The President of the Local Government 
Board (Mr. Hayes Flsher) in reply to a deputation, on 12th December, 1917, is reported to have said 

" Their aim should be to have 12 houses to the acre in towns and eight houses to the acre 
in the country They shonld be houses that the working-man should find a pleasure to hve in, 
so that he should be tempted to put more of his mOlley into the rent" 
In a CIrcular letter which the Local Government Board addressed to local authontles on 

18th March, 1918, on the subject of the grant of State aid towards the carrymg out of hOUSing schemes, 
the pOint is dealt with as follows :-

" It should be borne m mind that, in connection With bchemes intended to secure Govern­
ment assistance, the rum Rhould be to prOVide that m ordmary cilcum.tances not more than 
twplve houses (or m agrioultural are ... , eight houses) should be placed on an acre of land, 
wherever this is possible Wlthout materially increasing the cost of th. s' heme." 
On the Government estate at Woolwich the average is about 12! houses to the acre, I\lld a some­

what SimIlar standard is adopted in garden cities 
There is no exact information available as to the delUolty of existIng working-class houses 

throughout London. but, broadly speaking, It may be said to range from 40 to 80 houses per acre in 
Illsanztary aleas lo about 20 houses per acre in generously-planned estates The followmg are the 
figures for a few important estates developed Within, approximately. the last 30 years :-

Estate. 

Eltham, Government Estate 
Earlsfield (Magdalen CoUege) 
HIther Green (Corbett) 
WImbledon Park .. _ '" 
Upper Tooting (Lynwood) .. . 
Heme Hill (Peabody Donation Fund) ... 
London County Council (4 ostat ... ) 

Battersea (ArtIza.ns, Labourers, and General 
Dwelhngs Co, Ltd) 

I 
Approximate i No. of houses 

acreage per acre. 

96 
7 

40 
80 

8 
6! 

llO'12 

IN 
16·5 
16·7 
2000 
22·5 
23·3 
27-36 

(_ ....... l' 
3104 
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rhe comparison is aHected by the fact that the houses drlfer in size, and tlus particularly applies 
to the comparison between the Council's housmg estates and others. The Council proVIdes a lmog'er 
proportion of smaller cottages than IS generally the case, and this has the eHect of increasing the number 
of cottages per acre Without really adding to the bUilding density. 

Congestion of houses, combined with overcrowding, produces great density of population in 
many districts In London The only available figures as to density of population to the acre are compiled 
upon a basis which leaves out of account the large variety of factors which must be considered in making 
any useful comparison. WIule for this reason we do not quote those figures In detail, we may rightl}" 
POlll.t out that the congestion of houses is very great in certain metropolitan boroughs as a whole; 
for instance in Southwark, Shoreditch, Betbnal Green, Stepney and Finsbury where certam factors 
operatmg in reduction of density of population are largely absent. At the same time In boroughs in 
which the same factors are present m a high degree, specific parts are nevertheless chargeable With 
a considerable density of population. 

UfU'Udable. accom11l,odatiOl1l' 

Apart from the question of any drastic improvement in the standard of hOUSing accommodation, 
there is the necessity of dealing with the dwelImgs which, if other aooommodation were available, would 
be considered on existing standards as no longer fit for human habitation. 

This unsuitable acoommodation consists mainly of two sections :-
(i.) Property badly arranged so far as its relationship to other property is concerned, 

such as IS dealt With by schemes under Part I. of the Housing Act of 1890 ; 
(Ii.) Premises which apart from environment are in their present state unsUitable .for 

oontmued oooupation by reason of one or more of the followmg defe<>t<! .-age, defeotive construc­
tion, decay, dampness, or dilapidated and verminous conditlon. 

blJ8anitary area.!. 

The Council and its predecessor (the Metropolitan Board of Works) have been dealing with the 
clearanoe of insanitary areas problem for over 40 years, and up to the completion of the last scheme, 
the total clearanoes were as follows, the figures of olearances by local authorities being also added :-

Authority. 

Metl'Opoiltan Boord of Works ... .. .. ... .. 
J..ondon County Counoil-

Part J, of Housing Aot 011890 ... ... ... ... 
Part If. of HOUSing Aot of 1890 ... .. , .. 

Tota.! lor LC.C. ... ... ... 
Tota.! of oompleted Bchemea ... 

Local authoritIes (now Metropohtan 
Part II. of Act 

Borough CouDcils)-

. • Total ... ... 

Insamta.ry _lIB ole_d. 

Are", &oms. Persons. 

8.Ol'<lS. 

41-73 9,830 22,872 
~. • 60 73 10,498 20,714 

4'76 761 1,851 

55'49 11,259 22,665 

97·22 21,089 41;,437 

693 Informa.tIon 3,088 
not available 

104·15 - 48,525 

I 
Tota.! net 

cost. 

£ 
1,320,619 

968,010 
36,339 

1,004,349 

2,324,968 

70,661 

2,395,629 

The Counoil has now in hand the clearance of one insanitary area-Tabard Street, etc., 
Southwark-and is comnlitted to the olearanoe of another area-Brady Street, Bethnal Green. 
The numbers of rooms and persons on these areas were as follows :-

T&bord Street &rea (Wlth Crosby &w and Grotto Place)-
Total. ... ... ... ... ... .'.. • .. 
Already closed and displaced 

To be olooed 

• Brady Street ..,........-Tot.al ... 

No. of No. of 
houses. persons. 

862 
363 

509 

166 

4,552 
1.731 

2,Ijj!1 

I,I!I 

o 

These numbers, however, represent only a small portion of the accommodation in London in 
prenlises badly plaoed, which, OD. a reasonable standa:rd., would be regarded as unsuitable for continued 
occupation. In 1911 the Medical. Officer of Health for the county of London stated that there were 
throughout London about 1,900 groups of three or more houses which were either insanitary or so 
congested. badly arranged, or badly situated, that they required to be dcal.t with. The number of 
dwellings in these groups was 25,734, OCCUpied, it was est.imated, by about 195.000 persops. By 
far the greater numb~r of these groups of houses was in East London and in the older and more 
central parts of the boroughs south of the river. _ 

. Apart from certain technll",l difficulties under the Housing Acts, the main difficulty in dea1i4 
With undeSIrable houses or congested areas has in the past been that of re-housiilg. Of the 
25,7340 houses above referred to, l,5M have since been demolished, and the estimate of 195.000 
as given aboV'l, can th~n'fore be reduced to about 184,000. but only 217 of those 1.564 houses hav~ 

e2 
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been replac.e~ by ~omestlC buildings for persons of the working class There is evidence of 
a strong disInchnatIOn on the part of worlnng people to reSide further from their work than 
they need Local authontles are consequently reluctant to displace residents In theil' 
distriCts unless It be possible to re-house them In the neighbourhood. In the more central 
districts it is impossible to prOVide upon the cleared sites new accommodation on economic 
lines for the persons displaced, and even when, by valuing sites as restricted to the special purpose of 
re-housing accommodation, they can be used for re-housing purposes It IS only practICally pOSSible in 
most cases to provide for a portion of the number who preViously occupied the old houses. There may 
however, be some insanitary areas in the outlYing distncts where the houses are only two storeys high 
and have a falX amount of space at the rear, on the cleared sites of which It would be possible to proVlde 
new accommodation for a number equal to that of the persons displaced In the Walworth district 
houses of thiS class have been demolished and three-storey block dwellIngs erected; the space between 
and around the blocks IS well paved so that there IS no exposed polluted sOll, and this class of dwelhng 
haa ObVIOUS advantages over that bUllt upon the old damp sites with unpaved spaces at the rear in 
winch animal and vegetable matters accumulate and pollute the sOll 

( . Unh.ealthy Twua ... 
The second seotIOn of unsUltable accommodation comprises certain large areas in portIOns of 

London, prinCipally in the older parts where the contmued occupatIOn of the houses is, on health grounds, 
undesirable, for one or more of the follOWIng reasons, namely, age, defective construction, decay, damp­
ness, or dilapidated and venninous conditIOn. There are no detaIled p"rtICnlars in the Council's 
possession as to the extent of this class of accommodation, but it clln hardly be doubted that It is con­
siderable. 

Summary. 
In regard to population, it has been shown that the position of the county IS substantially 

stationary. Assuming the county to be considered as a whole, additional accommodatIon IS 
consequently not necessary under thiS head, except to meet the transfer of residents from the central 
to the outlying districts. 

In regard to overcrowding, we are not prepared to say definitely what the actual figure shonld 
be at the termination of the war, but it is ObVIOUS from the figures given on pages 9 to 12 that It will be 
sufficiently large to justify the CouncIl in acceleratmg Its eXIsting programme of bUllding under Part 
III. of the Housing Act. 

In regard to unsnitable accommodation, It IS estimated that on areas of an insamtary character 
about 184,000 persons are affected. As regards unlIealthy houses no precise particulars can be 
given, but there IS no doubt that wlnle many such houses would be only fit for demolition, 
many others although at present unsuitable for occupa.tion could be renovated and made 
habitable, at any rate for a limIted period, by putting intu operation the powers contained in the 
Housing, Town Planning, etc., Act, 1909, by winch the local authority may compel the landlord to make 
the houses in all respec~s reasonably fit for human habitation 

The general result of a consideration of the foregomg facts and figures is that housing conditions 
are. and at the terminatIOn of the war are likely to be, unsatisfactory to a considerable extent and that 
ameliorative measures WIll be necessary on a larger scale and at a more rapid rate than has hitherto 
been possible The CouncIl IS not, however, the sanitary authority for the administratIOn of the law 
as to overcrowdmg and the sarutary condition of the houses, and concerted action with the metropolitan 
borough counCIls IS necessary for the stnct enforcement of the law. 

EXTRA-LONDON. 

Gt-owtk of POp"'laiion. 

The table given on page 5 shows the growth of popnlatlOn in Extra-London in each decenuial 
period smce 1801, and the figures in Appendix 2 give the figures of population for the various 
urban districts m 1911 and of the changes m the two decenuial periods smce 1891. 

It will be seen from the table on page I) that the rapid growth of Extra-London ~d not begm 
untIl the period 1861-71, during which the addition to the popnlation was 210,019. Sillce. then the 
addition has steadily rISen, and wlule in the period 1901-11 there was a decrease m London, III Extra­
London the IllcrellBe was greater than m any previous period, amountIng to 684,538 in the ten years. 
The rate of increase III that penod fell off considerably, namely,. from about 50 per cent. III 
each of the three penods between 1861 to 1891 and 45-5 per cent III 1891-1901, to 33'5 per cent. 
in 1901-11. 

It will be seen also that while the rate of growth of the popnlation of Ex?,a-London was com­
parati';ely steady during the ten decenrua) penods between 1801 and 1901, ral1glDg from 22'7. to 168 
per cent, It fell III the period 1901-11 to not much more than on&-haH, or 102 per ~nt. An Increase 
11£ 10 per cent. during the current decenuial period wonld mean an average annual mcrease of about 
72,500 in. the popnlatlOn of Extra-London But, in VIew of the uncertalJlty as to the fu~ due to 
the war and Its conceivable effects of various kinds, it IS not pOSSIble to predl~t whether this IIIcxease 
of 10 per cent. will be maintamed, or Illcreased, or duninished, or to suggest, WIth regard to th~ future 
of the population of Extra-London, any figures which would serve as a sound,bllSls, so far as this ca~e 
is concerned, 'for calculating the amount of additional accommodatIon reqwred. In thiS connection 
we note that while before the war the normal annual increase of the populatIOn of Extra-London was 
about 85,000 persons, in 1917 it fell to about 35,000 persons. • 
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Classes 0/ Te:neme:nts (Eztra-Lcmdon). 
The following table shows the population occupying the various classes of tenements in the 

Extra-London urban districts and the proportion in each class as compared 'with the proportion in 
London:-

Size of tenement or house 

1 room ... 
2 rooms 
3 ". 
4 " 

Total 1-4 rooms ... 

5 rooms 

6 " 

Total I -6 rooms .. 

7 rooms ••• .. . 
8" ..... . 
9" ... .. 

10" ... .. 
Non-pnvate tenements 

, 
I Proportion 

1-----1·-------1 in tbe 
oounty of 

Proportion., London. 
Population 
of urban 
dI.tnots t 

Extr&-London. 

32,332 
93,07.2 

343,416 
404,760 

923,580 

601,683 
404,784 

... 1,930,047 

217,148 
105,988 
68,943 

130,374 
84,866 

2,537.366 

Per cent. 
1·3 
3·7 

13·5 
17·9 

36·4 

23·7 
16'0 

76·1 

8'6 
42 
2.7 
5'1 
3·3 

100·0 

Per cent. 
5'9 

14'9 
19'9 
17'4 

581 

10'7 
84 

77'2 

5'1 
3'6 
2'2 
60 
5'9 

100'0 

t Exoludmg the parts of Watford Urban Dlstnot and Esber and tbe DItton. Urban D"ltriot 
10 Extr .... London (for whioh Ii!!" .. s Bore not avwable). 

The proportion of the population in 1-6 roomed tenements is much the same iIi Extra-London 
as in London-76'1 and 77'2 per cent. respectIvely. It will be seen from Appendix 2 that it ranges 
from 94'S per cent. in Barking to 45 per cent. in Epsom. 

In 1--4 roomed tenements the proportion of the population in Extra-London is only 36'4 as 
compa.red WIth 58'1 per cent. in London. 

Any comparison with past years can ouly be made for 1--4 roomed tenements. It WIll be seen 
from Appendix 2 that while the increase in the total population of the urban districts of Extra-London 
(for wluch comparative figures are available) was. approxiInately the same in the periods 1891-1901 
and 1901-11 (namely, 546,323 and 542,688 respectIvely), the increase In the occupants of 1-4 loomed 
tenements was twice as much In the latter period as In the former-335,91ll, as compared with 161,095. 
The pl'OportlOn which the occupants of such tenements bears to the total populatlon rose from 29'7 
per cent. in 1891 to 30 per cent. in 1901, and to 37'9 in 1911 (the figure 36 4 per cent. given previously 
relates to a different area). The districts with lugh increases a.re as follows :-

Population of 1--4 roomed tenementa. 

Dilitriot. 
, 

Percentage of total population. 
Inorease 

I I 1901-U. 1901. 19l1. Inorease in per-
t OeDtage 1901-11 

. B ... lung Town ... . .. 12.h74 223 55·5 332 
Tottenhllolll ... . .. 32,027 343 489 1406 
Ley ton ... . .. ... 22,441 248 37-6 12·8 
West HIIoIIl ... ... 47.307 48·7 6104 12·7 
Hanwell ... . .. 4.210 20·6' 33-3 12·7 
TWlokenh"';;' ... ... 5,225 18·6 31-1 12·5 

These distri~ta a.re .~ainly in the e8>'t and north-east, with cheap means of c!ommunication with 
tl1e centre, "hiob tend to the development of the sma.!ler class of tenement. 

TI,e following table shows how tbe increase is dietributed among the various classes of 
ten~m~nt~ :-

--------~------------~---------
Si&e of 

tenoment. 

1 room 
! rooms 
3 .. 
4 .. 

... ... 
'" ... 

Population of oertain Extr ... 
London urban di.stnots. 

1891. 1901. 1911. 

18.430 21,540 29.M5 
47,869 69.680 83.563 
97.337 161.030 3[9.490 

165,513 243,_ 399.825 

329,149 496.244 832.223 

Inore .... 

1891-1901.jl901-1911 .• 

+ 3.nO + 7,_ 
+21.811 + 13.883 
+63,69! +158.~ 
+78,481 +155.831 

+1117.095 I +335,979 



It will be seen'that the additIOnal mcrease in 1£01-11 as compared with 1891-1901 Was mainly­
Ib. 3- and 4-roomed tenements 

The same reservatIOn needs to be made in considermg the Extra-London figures as was made 
In considermg the London figures, namely, that the figures for 1911 are probably more complete and 
more accurate than those for the previous censuses. 

OverlJl'owd.ng (Extra-London) tn 1911 
The number and proportIOn of the population in the Extra-London urban dIstricts III ) 911 living 

more 'than two per room, compared with the number In London, are given In the following table -

. Extra-London Urban DlStncts ... 
London 

Total populatIOn. 

2,549,908 
4,521,685 

I 
PopulatIOn llvmg I Proportlon hvmg 

more than 2 persons more tha.n 2 personA 
per room. per room. 

I 
177.099 l'er 6~;~t . 
758,786 1678 

These figures show that the proportion in Extra-London then hvmg more than 2 per room we., 
considerably less than one-half the proportion In London. 

, Of the total of 177,099 persons hVlng more than two per room, 142,509 occupIed 1-4 roomed 
tenements In urban distncts (for wluch comparative figures are avatlable), and the change m the number 
and proportIOn of those who were then livmg more than two per room In the last two decennial 
periods IS indicated by the following figures'-

I 
Increase or decrease 

1891. 1901. 1911. 
1891-1901. 1901-19ll. 

1--4 roomed { PopulatIOn ... .. 329,149 496,244 I 832,223 +167,095 +335,979 
tenements Populatlon hvmg more than I 

(Extr .... 2 pel' room ... .. 63.630 80,193 142,509 + 16.563 + 62,316 
London) ProportIOn per cent. .. ... 19·3 162 171 - 3·1 + ·9 

London-ProportIOn per cent. living more than 
2 per room ._. '" .. .. .. . 35'6 296 276 - 60 i - 20 

I 

The propol1aon hVlng more than two per room In 1-4 roomed tenements In Extra-London 
after fallmg from 19'3 per cent. In 1891 to 162 per cent In 1901, rose to 17'1 peT cent. 1ll191I, but 
the numbers Increased III each pertod by substantial. amounts, while In London the number in each 
penod declined. Tlus IlldlCated a change for the worse III tlus ""peet in Extra-London at the same 
time as an improvement was taking place III London. 

The figures for the 'lTartons districts are given In ApPENDIX 2 The prinCIpal dIstncts WIth a 
considerable proportion liVing more than two pel room III 1911 were as follows (the proportIOn in 1901 
being alBo given) :-

--------------------~--------~I--L-,nng-·---m-o-~-t-h-an--2--pe-r-roo--m--

Population III 1-4 roomed tenements 
of 1-4 

I 
ProportioD. Thstnct, roomed Nnmber. 

tenements. 1911. 1901. I 191L 

Per cent. Per cent. 
Edmonton ... .. .. 19,007 4,843 22·1 255 
West Ham ... ... ... 177,428 40,308 1901 22·7 
Willesden ., ... ... 92,617 20,473 22·9 22-1 
Acton ... .. 26.894 5,490 20·9 20·' 
ChIS WIck .. , ... ... 15,760 3,117 178 19-8 
Hendon. ... ... .. . 15.033 2,983 18-8 19'8 
Brontford ... ... ... 7,601 1,257 172 16·6 
Kmgston-upon·Tham ... 11,621 1,922 16·3 166 
Tottenham .. ... 67,203 11,115 166 165 
Barlang Town ... ... ... 17,381 2,767 17·8 159 
Ranwell ... ... ... .. . 6,365 997 124 157 
Pengo ... ... ... .. . 5,931 912 117 15·4 

It Will be seen that only two of these districts are sItuated on the south side of the Tham.s­
Kingston and Penge. The othe", are not confined to any partIcular part of Extra-London north of 
the rtver, but are distnbuted over a considerable area. 

The highest proportion in an Extra-London dIstnct-Edmonton, 25'5 per cent.-was less than the 
average for the whole of London-27 6 per cent. About tw~fifths of the Extra-London dIstricts had 
a lower proportIOn than Lewisham (11 2 per cent ). which was the lowest of the metropohtan boroughs. 

It Will be seen from these partICulars that the question of overcrowding III Extra-London was of 
much slDaller dmiensions than in London. The total number of persons livmg more than two per room 
was 177,099; and if allowance were made for cluldren, and the reduetion assumed to be in the same 
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proportion as is shown by the London figures, the number would be reduced from 177,099 to about 
76,000. The number of persons in excess of the accommodation in the overcrowded tenements in 1911 
may be put, on the basis of the London estimates, at 46,000. 

Average NWl'flber 01 Persons per RoOO) (Erctra-London). 

The average number of persons per room in 1-4 roomed tenements in the Extra-London districts 
was 1 24 (the average for London is 1 42). The district with the highest average was Edmonton, ).'41, 
followed by West Ham, 1 37 ; Aoton, 1'32 ; Barking Town, 1 28 ; ChisWlck, 1'28, and Wealdstone, 1'28. 

Vacanl Aocommodation. 

The position In Extra-London with regard to vacant accommodation appears to be similar to 
that in London; there appears to be now, praotically, no accommodation available. In the returns 
furnished by local authorities to the Local Government Board, summarised in ApPENDIX 1, in 53 cases 
the number of vacant houses is stated to be "nil," while in only 14 cases is it stated that there are 
some empty houses. 

LONDON AREA GENERALLY. 

Agencies providing housing. 

Tlw Government. 

Before 1915 no hOUSing accommodation was provided by the Government In London or the 
neighbourhood. In consequence of the great increase In the number of men employed at Woolwich 
Arsenal, occasioned by the war, the housing difficulty In the vicinity of the Arsenal became greatly 
aggravated, and the Government, in consequence, undertook in 1915 the provision of housing accom­
modatIOn. It consists of cottages and cottage fiats on an estate at Eltham, and hutments in various 
parts of Woolwich, Greenwich and Bexley. 

The estate at Eltham is approximately 96 acres, on which 1,087 cottages and 105 cottages of two 
fiats each, or a total of 1,297 tenements, With two better-olass houses, were erected during the years 
1915 and 1916. The oottage fiats consist Qtthree_rlloIns,and the cottages of four, five or six rooms. The 
estate is under the management of the Council. The amount of Government housing thus prOVided 
is as follows :-

Tenements. &oms. 

Eltham estate ... ... 1,297 5,567 

Hutmenta :-WooIWloh ... 1.602 6,408 
Gr_Wlob .- lU- 496 
Bexley ... 626 2,504 

i'ota,) of hutitents ... 2,352 9,408 

Grand tata.! .. 3,649 14,975 

* The hutments are temporary struotures -.£ the bungalow type, all consisting of four rooms. 
In permanent and temporary acoommodatlOn, therefore, the Government has provided in London 

and the immediate neighbourhood since the beginning of 1915 about 15,000 rooms. 

Municipal Author/tte8 
The earlio:r. legislation on the housing qu,:"tion hardly contemplated the prOVISion of dwellings 

by looal authorities themselves. Thus, even Wlth regard to re-housing, the Artizans' Dwellings Act 
1875, p~vided th~t " the local authority shall not themselves, Without the express approval of th~ 
OOnfirlDl.ng authority, \lnd3rtake the rebmJding of the houses" on a cleared insanitary area. It was 
not ~ntil the Housi~ Act of 1890 tha~}ocaI aUthoriti?" were given express powers to provide 
wor~olass dwellings both for hOUSlng and re-housmg purposes, and the Housing, Town­
Planmng, etc.,. Aot, 1909, was expressly designed to stimulate these activities. The metropolitan 
borough councils were. empowered by the London Government Act, 1899, to provide housing under 
Part III. of the HOlIslDg Act of 1890, their predecessors not haVIng had that power . 

.I:.oadc... dtllAonlleB. 

Apart from those provided by the City Corporation, which was not subject to the 
same restriotions as other local authorities, the first working-class dwellings belonging to a local 
auth~rity in London were provided by the Council on the Yabsley Street site, Poplar, ia 1894. These 
dwellings were for re-hoUSlng purposes. The first housing accommodation by a local authority W"as 
"lso provided by the Counoil. 
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The amount of accommodation provided by the Counoll is as follows '-

Area North of the Thames 

----- ---

Tenem.ents. Roo""" I Cottages. Raoms. 
Withm the County ... 5,174 12,813 362 1,259 
Outside do.... . - - 963 3,777 

Total .. ... 5,174 12,813 I 1,325 5,036 

'l'otal.. Tenements (N. & S. of Thames) msIde the County 
Cottage. (N. & S. of Thames) Wilde the County 
Cottag .. (outsIde the County) 

, 
South of the Thames. 

Tenements I 
1,383 

, 

I 1,383 I 

I 

Raoms. 
3,488 -
3,488 

No. 
6,557 
1,967 
1,461 

9,985 
-==-

Cottages. 
1,005 

498 

2,103 

Rooms. 
6,607 
1,876 

7,383 

Room •• 
16,301 
6,766 
6,653 

_ 28.720 

The CounCIl ha.., therefore, over a period of about 25 years provided dwellmgs contammg 
nearly 29,000 rooms, whICh are occupied by about 38,000 persons. It has ill addJ.tion provided three 
lodging houses contalDing 1,874 cubicles. The Council's expenditure, for sites at their housing value 
and cost of buildJ.ng, has amounted to about £3,000,000. 

• At the present tIme the Council has the development of three estates in hand. The extent of 
these estates, the apprmomate number of rooms proposed to be provided, according to schemes 
sanct,ioned. and the estimated expenditure (pre-war estimates) are as follows ;-

Area Number of EstImated 
I remammgto rooms pro- expenditure. 

E.tate. Total are&. I be developed. posed to (pre-war 
be proVlded estImates ) 

..,res. "" ..... £ 
Old Oak ... 4550 3161 2,765 210,070 
Norbury 2812 10·92 873 71,832 
WhIte Hart Lane 110'00 6400 4,774 389,500 

-----
183'62 106·63 80412 671,402 

Of the 28 metropolitan borough councils, 13 have erected workmen's dwelhngs, namely :-
Battersea Hammersmith St. Marylebone Stepney 
Bermondsey Hampstead St, Pancras Westminster 
Camberwell Kensington Shoreditch Woolwich 
Chelsea 

The City Corporation has also erected workmen's dwellings, 
Four of the metropolita.n borough counciJ.--CamberwelJ, Kensington, Deptford and Stepney­

have purchased old working·c1ass houses and carried out alteratIOns and repalrs to make them sUltable 
for continued occupation. The Shoreditch Borough CounCIl has purchased the freehold of certain houses 
of the same class, is now accepting the surrender of the leases, and has prepared a Bcheme of 
reconstruation. The accommodatIOn provided by four of the borough oounClls has been for re-housmg 
purposes only. 

None of the metropobtan borough counCIls had a scheme ill hand at the outbreak of the war, 
except the Holborn Metropohtan Borough CounCIl, 'Which had purchased a sIte for £10,000, on which it 
proposed to provide 46 tenements. Shoreditch had purchased the freehold of about 140 houses for 
reconstruction. Westmtnstel had under consideration a scheme for re-housmg about 886 persons, 
which will probably be reVIved 

A summary of the mformatlOn furmshed by the metropolita.n borough counCils to the Local 
Government Board as to proposed schemes is gIven in AV1'&XDlX 1. Little beyond those above 
mentioned IS definitely proposed. 

The total accommodation provided by London authoritIes 18 as follows ;-

Authonty. HOUSing. 
I I RA>-housmg Total. 

London County CounCil 13,312 15,408 28,720 rooms 
Ditto 1,874 1,874 cubIcle< 
CIty Corporation 468 651 1,119 rooms 
MetropolItan borough councd. 4,686 I 1,438 6,024 

I 
I 

18.368 r 17,497 35,863 rooms 
Total '''{I I 1,874 1.874 cubICles 

:l'he accommodation in the houses purcbased and renovated by certain borough councils, .... 
mentionOO. above, amounts in add,tion to 1,178 rooms. 
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In Extra-London there are 92 local authorities having powers under the Housing Acts, viz. :-

County councils .,. 5 Urban district councils 65 
County borough councils 3 (2 partly outside Extra-London) 
Municipal borough councils 6 Rural distnct councils 13 

(8 partly outside Extra-London) 

Before the passing of the Housing and Town Planning Act, 1909, a county council outside Loniloli 
was not a local authority under the Acts By that Act (Section 13) the Local Government Board, upon 
the application of a County Council, may make an order conferring on th!l county council, as respects 
any rural distnct, all or any of the powers of a local authority under Part m. of the Act. 

Of the 92 local authonties in Extra-London, 21 authorities, comprising 3 county borough councils, 
3 mnnicipal borough counCils, 13 urban distnct councils, and 2 rural district councils have provided 
housing accommodation as follows :-

CoWlty. 
County or Number of Number of Number of 

MuniOlpa.! Borough. Urban hon .... tenements. roOIllS 
or &ura.! Dlstriot. (&pproximate~ 

-
E ... ,. ... "l~7a!°wn U.D .. 298 298 1,192 

C.B. 106 212 848 
Wa&tHam o.B • 206 401 1,194. 

Horta ... ... B&l'IIot U.D • 52 52 260 
B&l'IIot B.D. 24 24 96 
SouthMunms B.D • 12 12 60 

Kent ... ... Eritb 'U.D • 48 48 216 
MIddlesex ... Brentford 'U.D. 14, 28 70 

Chiswiok U.D. 20 40 100 
(a) 29 58 174 

Ea.!ing >I.B. 121 139 587 
FmobIey 11.D. 158 158 172 
Hampton U.D. 56 65 236 
Hayes U.D. 51 61 188 
Hendon U.D. 50 50 250 
Heaton & lsIeworth I1.D. 22 22 88 
Homsey >I.B. 424 436 1,796 
Southgate U.D. 82 82 378 
Uxbndge U.D. 28 28 140 

Surrey '" ... B&l'IIea U.D. 107 107 428 
Croydon a.B. 86 86 350 
Richmond ",]I. 194 194 920 

2,188 2,591 10,343 

(,,~ Cillswiok.-Those are old hous •• purchased and adapted for occupatlon In tenemente. 

Schemes undertaken by the Extra-London local lIuthorlties, to which reference is made in the 
returns furnished to the Lccal Governmept Board, are 'mentioned in ApPENDIX 1. It Will be seen that 
25 authorities have schemes in hand or Prepared, and the total for 22 of these, where figures are given, 
amounts to 2,073 houses About 36 local authonties state that they are willing to prepare schemes or 
further schemes, the suggested sch~mes by 18 of these being for p,675 housef'. 

Hownng Trusts. 
There are four important philanthropio trusts for providing dwellings for persons of the 

working-class in London and the neighbourhood, namely :­
The Peabody Donation Fund (founded in 1862). 
The Guinness Trust ( 16(9). 
The Sutton Trust ( 1900). 
The Lewis Trust (" 1906). 

The activities of the Sutton and Lewis Trusts are not JiInlted to the metropolItan area and the 
former has schemes in haI!<1 in Birmingham and NeWcastle. The accommodation provided in London 
and the neighbourhood by the four Trusts is as follows :-

Peabody 
Guillness 
Rutton 
l..ewts .... 

Tntst. 

Total 

______ -. ______ ~N_.-um--ber--O~f-ten--em--en--u.~----_.-------1 N~ber 
1 rooD!. I i rooms. : 3 rooms. : 4 rooms. 16 room..l Total I rooms. 

1.084 
496 
228 
48 

1.856 i 

2,777 
1.416 

611 
345 

2.212 
615 
466 
324 

3.617 

245 
38 
8 

289 

323 

324 

6.641 
~.565 
1.312 

il7 

11.235 

15.869 
5.325 
!,87'l 
I,flO 

25.781 

'D 
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The capital 'of the Trusts IS as follows 

Amount of fund. 
CapItal 

expendIture Balanoe on 
Trust. Dona.tions or AccumulatIons I (on land and 31st Dec., 

bequests of Total. bwldmgs) 1916. 
surplus mcome to 31st Dec., 

1916 

I I I £ £ £ I £ £ 
Peabody .. .. .. ... 539,952 1,432,148 1,972,100 1,889,120 I 82.980 
GmlUless . , ... ... ... 225,000 282,563 507,563 494.028 I 13,535 
Sutton (t) .:. ... . .. 2,000,000 - 2,000,000 713,506 1,286,3Pt; 
Lewis ... ... " .. . 639,742 144,283 684,026 315,767 368,258 

3,304,694 1,858,994 5,163,688 3,412,520 1,751,168 

(t) Sutton Trust-ThIS IS the amount of the estlInate made m 1906 of tbe yzeld of the estate. A consIderable 
portion IS sttl! nnre .. hsed and the above figures must b. regarded as roughly "pproXlmate. 

The Sutton and Lewis Trusts have still part of theIr original bequests unexpended. The 
balance available 1D the case of the Lewis Trust amounted at the end of 1916 to £368,258, and the 
Sutton Trust to probably about £1,286,000, part of willch would, however, be apphcable to schemes in 
the prOVInces. The Peabody and Gumness Trusts are dependent for funds for fresh building on the 
surpJ.us income as received year by year. Tills surplus amounted to £49,400 m the year 1916 for the 
Peabody, and to £14,800 for the Guinness Trust These two Trusts could no doubt .. Iso antIcipate 
the receipt of'such income by borrowing, as was done by the latter some years ago. 

The Trusts have the following schemes in hand .-
Peabody Trust -This Trust has acquired or arranged for the purchase of a site in Fulliam 

Palace Road in the neighbourhood of Hammersmith Broadway, conslstmg of about 61 acres. 
GuUIne8S Tru.st.-Tills Trust has recently acquired a site of about 2 acres In KennIngton 

Park Road, on willah It IS proposed to erect block dwelhngs contaiuing about 220 tenements WIth 
550 rOQms. 

Sutton Trust.-This Trust has at present no scheme in hand in London, but It is 
negotiating the purchase of a site in Islington. 

Lew'JAI Trust.-Tills Trust has a scheme partly completed in Walmer Road near Camber­
well Green. It was proposed to erect 15 blocks of dwellings containing about 340 tenements 
with 800 rooms on tills SIte, of which four blocks have been completed, but these are at present 
in the occupatIOn of the War Department 
The above-mentioned schemes wOllld probably prOVIde a total accommodation of nearly 2,500 

rooms 
Ocnnpames and others. 

Emplogm ollabmw. 

The amount of housing prOVIded by employers for theIr employees in London and the neigh­
bourhood appears to be very limited. A certain amount is provided by local authorities as employel'tl. 
The Council, for IIlStance, provides accommodation for employees in the fire bngade, mam drainage 
and parks services. The total accommodatIOn provided by employers of labour for their employees 
IS, however. so small as to have no material influence on the solutIOn of the problem. 

Land ......... 

Owners of landed estates in London or the neighbourhood have themselves rarely undertaken 
the erection of houses, but they have in almost all cases let the land on building leases. 

With the falling 1D of the leases, which is now taking place to a considerable extent in the part 
of London developed between 80 and 100 years ago, the houses come under the control and manage­
ment of the freeholders. In some of the larger estates where the houses are in a conditIon to justIfy 
the adoption of tills course, new leases for as long as 40 years, at a rent substantIally less tbau 
the full rental value, are granted In other cases the sites are cleared and re-let on building leases. 
Among the estates upon willch working-class dwellings have been erected by the owners are those of 
the Duchy of Cornwall and the Ecclesiastical Commissioners. The former 18 proceeding WIth the 

• reconstruction of its estates in Lambeth, and has in recent years erected a considerable number of 
working-class dwellings. The EcclesIastical Commissioners have done the same in Lambeth, South­
wark and Westminster. 

H'*"rJf/S0n4*. 
Societies for the prOVISIon or improvement of working-class houses form another category of 

housing agency. . . 
For the purposes of sectIon 4 of the Housing, Town PlaIming, etc., Act, 1909, a publIc utIlIty 

society is defined as " A socIety registered under the Industnal and Provident Societies Aet, 1893, or 
,any amendment thereof, the rules whereof proillbit the payment of any interest or dJVIdend at a ra~e 
exceeding five pounds per centum per annum." Tbe sectIOn in question authorises the P~bIic 
Works Loan CommiSSIOners to lend to such a society two-third. of the value of the land or dwellIngs, 
instead of on<>-half whioh the Commissioners are authonsed by the Act of 1890 to lend to a company, 
society. or hidJvidual for the provision of working-class dwellIngs. . 

The ouly public utility sOOlety registered under the Act of 1893 which has prOVIded any con­
SIderable number of working-class dwellings in London is the London HOUSing SOCIety, Ltd., \\' hlCh 
has in recent years prOVIded about 1,900 rooms in St. Marylebone and St. Pancras . 

• 
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Ltm"'d 1MlANr' CDm)lClAWI 

A substantial but not a large amount of housing has been provided by limited liability com­
panies in London. Particulars with regard to sIXteen ot the principal of these companies which are 
available show that their combined capital expenditure amounts to over £7,000,000 and the accom­
modation provided by them consists of about 83,000 rooms. 

Most of the companies were established many years 'ago, and their operations in reoent years 
have not been extensive. 

8101>..",0_",. 

Railways and other statutory companies are under an obligatIon to provide housing aocolX)Jllolia­
tl0n in lieu of that which they acquire and demolIsh under compulsory powers. Under thIs provision, 
railway companies have provided in London a certain amount of housing aocommodation, and a few 
other companies a little. The total amounts to about 3,500 tenements containing about 8,000 rooms. 
The number of persons for whom accommodation IS pro'Vlded IS genera.lly much less than the number 
displaced. 

PnfHJU~' 

The main part of housing accommodation in the past has been provided by private enterprise. 
Though this term covers some of the other activities already referred to, it is usually taken to denote 
the private individuals who make a business of developing estates for the erection of houses or under­
take the actual building of the houses thereon There are two distinct sides to the enterprise, although 
in a number of instances the two functions are oombmed in the same individual. One branch deals 
with the purchase of land in bulk and its development, sometimes letting in smaller blocks to building 
contractors, who may also be financed through the machinery of the land developer; the other is the 
builder who actually erects the houses. . 

The importance of this agency IS evidenced by the fact that upwards of 96 per cent. of the 
workIng-class dwellings throughout the United Kingdom have been provided by means of private enter­
prise. As a rule the actual builder of the houses possesses only a relatively small capital, his business 
being dependent upon ready facilities for borrowing in order to provide means to carryon his operations. 
Before entering upon a building scheme he invariably arranges for advances of capital to De made 
during the progress of his work, without which lo.e is unable to proceed. He does not build to hold, but 
to sell, and as his margin of capital is small he is dependent upon a ready sale for the carrying on of 
his operations. It will be seen therefore that the problem of private enterprise is not solved with 
merely securing that private persons should build houses. It would be necessary to find a market for 
these .houses when built in order that the private broider might continue his operations. The purchasers 
of this description of property fall, broadly-speaking, into two classes, viz., (il Those who purchase 
for occupation, and (il). Those who purchase for investment-a much larger class. 

Any substantial increase in the cost of production will necessarily re-act upon the market for 
the houses\ and alternative and more attractive 'investments will influence both classes of purchasers, 
rendering it more difficult for private enterprise to dispose of the houses built. 

While in the past such a very large proportion of the houses have been provided by private enter­
prise, there are distinct limitations upon the work which private enterprise claims to be able to under­
take. There are several organisations apparently entitled to be considered as representing the VIews 
of those best able to speak on behalf of private enterprise, but the general conclusion to be drawn from 
what has been made public on the subject IS perhaps best summarISed in the followmg paragraph from 
a report of the Organising Committee of the National Conference on Housmg after the War :-

" HOUSING OF THE 1'001\. There is, however, one phase of the housing problem 
which would appear naturally to fall within the scope of many local authorities, namely, the 
housing of the poorest classes whose wage-earning capacity is not sufficient to enable them to 
pay adequate rents. Clearly private enterprise cannot deal with this need and it is equally 
clear that it will have to be met. In the opinion of the Cl>nference this duty alone will tax to 
the uttermost the enl'rgies and resoprces of local authorities." 

Build.ng Societies • 
. Building Societies have not in the past, generally speaking, directly provided housing aocom­

modation. Their activities, which have been very important, have assisted purchasers to buy for 
O?CUpati01.l or investment in small blocks, and in this way they have assisted the builder to continue 
his operations. 

The advances by B.lding Societies in reoent _years have been as follows :-

1910 
1911 
1912 
1915 
1914 
1915 
19UI 

Alnount of odvan .... on mortgage. 

£ 
9,390,700 
11,004.093 
8,438.258 
9.!44,570 
8,87UI8 
8,623.18& 
6,002,600 

London. 

£ 
2,561;.437 
l,912.079 
1,746,868 
2.075,803 
1.967,280 
1.380.140 
1.0t0.1l9 
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In the years preceding the war, the advances amounted to over £9,000,000 a year In the United 
Kingdom and about £2,000,000 a year by London SOCIetIes 

The proportIon of these advances \Xl respect of worlong-class propelty IS not known, but 
a notable feature of the returns is the large proportion of small mortgages by London societies as 
compared with provincial ones The percentage of mortgages of £500 and under in seven of tbe 
pnnoipal London Soci'lties ranges from about 50 per cent. to about 85 per cent. of the total mortgages 
outstanding. 

Under the Small Dwellings Acquisition Act, 1899, local authonties arc empowered to advance 
mOlley to enable persons to acquire ownership of small houses up to a market value of £400 each 
Little has been done under thIS Act in London, the loans outstandIng (1916) by the London County 
Council being only £2,505 in respect of the purchase of 17 houses and by the metropolitan borough 
councils (1914) £2,325. 

Amollnt of housing accommoaatwn '[Y'omded .n Pallt years by aU age'l!(nes 
Al'PENDIX 4 shows the amount of housing accommodatIOn provided and demolished in London 

and the neighbourhood lD each year from 1902 to 1916. For the years smce 1911 the figures relate 
to the whole of Greater London 

It~wil1 be seen that in the years 1902-7 a considerable amount of houslDg accommodatIOn was 
provided "in London, but even in these years It was much less than in extra-London From 1908 the 
amount provided m London fell to small proportIOns, and in two years It was exceeded by the 
demohtions, which in all years have been conSiderable, and lD some years very large 

As regards Greater London, the largest provisIOn lD any year shown by the figures was about 
64,00~ rooms in 1903, whICh If complete figures were available, would probably be increased to about 
70,000 rooms for the whole of Greater London 

In the years 1902-11 (whICh approximately covers the last inter-censual peliod) the annual average 
number of rooms prOVIded amounts to about 42,000 rooDIS lD the part of Greater London to which the 
figures relate, and, a..~ far as can be estimated, to about 55,000 m the whole of Greater London AllowlDg 
for demohtlOns the figures would be respectively about 36,000 and 49,000 rooDIS. The average annual 
Increase of the populatIOn in the 10 years 1901-11 was 67,000 persons, wruch on the basI8 of throo­
fourths, would give about 50,000 persons of the worlong-class The supply of houses dUrIng the period 
appears to h",ve been in excess of the demand, and a con.~iderable increase lD vacant accommodation 
took place between 1901 and 1911 

In the whole perIOd of 15 years from 1902 to 1916, the net amount of accommodatIOn prOVIded 
was less than 27,000 rooms a year In the part for whICh complete figures are available, or about 37,000 
rooms for the whole of Greater London. This was probably somew bat less tban the reqwrem€ntB 
during the penod, as can be judged from the pOSItIOn With regard to vacant accommodation at the 
pI'esent time. At the beginmng of the period, however, there was also a shortage of accommodatIon 
in some distl1Cts 

Ibnts. 
Broadly speaking, rents are in the first instance governed by the cost of the productIOn and 

maintenance of the houses In the outlying districts of London and the neIghbourhood, where accom­
modation IS now principally provided, the rents are such as give a moderate return on the cost of land 
and buildings, after payment of maintenance and management charges In the middle ZOlle of London 
the rents are rugher than in the out-lying dtstrwts and lD the Inner zone, higher still In the Board 
of Trade report givmg the result of an investigatIOll into rents and price!' made in 1912, the comparative 
level of the rents in the various divisions of London was expressed by index nl'mbers as follows :-

Index numbers (rents JJl 
mIddle zone=IOO). 

Inner zone ... 116 
Middle zone.. 100 
Outer zone .. . ., . .. . . .. ... .... 87 

This shows the rents in the mne. zone to be 16 per cent. higher than in the middle zone, and 
~3 A per cent. higher than in the outer zone 

• These figures show that there must be some causes operating to induce so mallY people to pay 
the higher rents for llDsatisfactory accommodation m the central distncts These causes are principally, 
although by no means solely, due to the place of employment Apart from the special nature of the 
City of London and Its immediate neighbourhood, and of the City of Westminster, statIstics of employ­
ment in the various districts are not aVailable except as regards employment in factories. These, 
however, may be taken as symptomatio of the whole range of employrI.ent of the working classes. 
Taking the latest figure available, namely, 1907, and malong an apprOXimate apportIonment f~r 
boroughs dtvided between the zones as above, the employment in factories In the various zones IS 
as follows:-

INumber of persono I 
I 

employed m f",,· Proportion of total. 
tones. 1901. 

--------------------'I-----------~I--~p~~--oon~~----Inner zone ••• •.• •.• 346279 63-0 
MIddle zone ... . ••• 168.514 30·6 
Outer zone (part in London) 35,203 6·4 

···i-I-M-9-.9-96-T 

Zone. 

Total 100-0 
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This indicates the great preponderance of the inner zone as a centre pf employment, and if 
complete figures were avauable, this preponderance would no doubt be shown to be greater. Thus. 
the number of factory employees included for the City is 61,883, whereas the difference between the 
day population of the City In 1911 (364,061) and the night population (19,657) was 344,404 persons, 
or more than five times the number engaged in factories. Of tJus difference of 344,404 a considerable 
proportion would not belong to persons of the working class, but allOWIng for this, the total number 
of workers in the City, in adchtion to the factory employees, would be very large. . 

In the middle zone, the amount of employment indicated by the above figures is very substantial. 
The outer zone includes Woolwich, which is accountable for over 18,000 of the employees, and but. for 
this the proportion in that zone would be inconsiderable. 

With the great diminution in building for some years before the war, and its practical cessation 
since 1914, the law of supply and demand would, no doubt, have operated to cause rents to rise, but 
this has been prevented by the provisions of the Increase of Rent and Mortgage Interest (War Restric. 
tions) Act, 1915. That Act provides that rents cannot be raised above what was charged on 3rd August, 
1914, or, In the case of a house first let after that date, the rent at which it was first let. ThiS 
applies to houses in Greater London of a rateable value not exceeding £35, which would include all the 
houses dealt with in this report. The Act came into force on 23rd December, 1915, and IS to 
remain in force" during the continuance of the present war and for a period of six months thereafter 
and no longer" (sec 5 (2) ). 

The rents at present charged are consequently pre-war rent., which are practically the 
Bame as those oharged as far back as 1900 Up to that year, or a few years later, rents had been 
increasing, but from that time until 1912 they showed a tendency to fall and, according to the Board 
of Trade report, the deoline in rents in the London area between 1905 and 1912 amounted to a'mean 
deorease of about four per cent. This was due to the fact that the amount of housing accommodation 
provided was muoh in excess of the growth of population For while during the period 1901-11 there 
was a net deorease of 14,582 in the population of the county, there was during the same period a net 
increase of over 100,000 rooms in the new working-class acoommodation alone. 

The average rent per room for new working-olass tenements in London of all sizes in the five 
years 1912-16 was as follows :-

y ..... 

I 
Number of rooms proVId.d in London I' 
(e"oludmg tho.e proVlded by Trusts). Averag. rent per room • 

1012 .. . 
1013 .. . 
1914 '" 
1915 (.xaludmg Government •• tate) 

.. (Gov.rnm.nt .. tate, WoolWloh) 
!D16 \e"oludmg Government .. tate) 

.. (Government .. tote, Woolwich) 

3,251 
3,648 
4,637 
1,692 
4,010 

880 
1,657 

.. d. 
II 91; 
2 81 
2 O! 
111Of: 
II 6i 
2 9i 
2 71 

New houses on their til-st letting &.1'6 not subject to the operation of the Increase of Rent, etc. 
(Wat Restriotions) Act, but the figures do not indicate that any exceptional tncrease in the rents of 
these houses had taken place up to the end of 1916 . 

The average weekly rent for ne",! ,accommodation now amounts to a figure approaohing 3s. 
per room. On the GOvernment estate at Woolwich, in the outer zone of London, the average is 
28. 6id. a room, but the aooommodation is of a superior olass. 

The average weekly rent of the 6,557 tenements in the bl9Nt buildmgs belonging to the Council 
within the oounty ranges from 28. 4id. per room on an estate in Poplar to 40, 3d. per room in 
Drury-lane, the average for the whole of the Counoil's blook dwellings being 3s. 2d. per room. On the 
oottage estates, however. both inside and outside the county, the average rent of the 3,428 cottages 
works out at 28. 5d. per room. 

Rates, 

The question of rates is one of the factors in regard to housing that are hkely to be affected by 
after-war conditions. Witil the inorease in wages, CO\It of materials, transport, and food, the expendi­
ture of munioipal and poor law authorities must inorea.se, unless counterbalanced by eoonOmles in other 
directions, . _ 

In 1916-17 there was a considerable reduction in rates, no doubt throul!h the diminished activities 
of the looaI authorities in consequence of the war, but in 1917-18 the rates agam began to rise. The 



avelage for London 'and extra-London for the last 10 years and an estImate for the current year, are 
as follows :-

Yee.r. London. 
Extra 

London. 

o. d s. d. 
1905--9 7 376 7 790 
1909-10 7 469 7 9'04 
1910-11 7 5·62 7 996 
1911-12 7 629 7 986 
1912-13 7 506 71144 
1913-14 7 7-16 8 107 
1914-15 

I 

71087 8 176 
1915-16 711-42 8 HI 
1915--17 7 649 7 872 
1917-18 7 864 8 1·78 
1918-19 (e8timate) 8 7'69 

In some of the metropohtan boroughs the mcrease m 1917-8 amounted to as much II. 6,1. 
m the £ In a few panshes m extra-London It amounted to between 9d and Is 2d m the £. while In 

West Ham the mcrease was 2s 5d in the £. 
When local admmistratIOn resumes its normal actiVities after the war, a very consIderable 

mcrease in local expendIture must be expected The extent to wluch this will Increase rates wIll depend 
on the. course of rateable value under after-war condItions. If rents rise, the rateable value of the 
property affected WIll also mcrease On the basIS of an increased cost of erectmg houses it is possible 
that a very consIderable mcrease m value mIght take place, though it is dIJlicult to say to what pro­
portIOn of the propertIes this increase would extend. and how far it might be counterbalanced by 
decreases in other classes of property. 

Another factor that may affect rates "fter the war is the possIble alteratIOn In State subventiollb, 
such as the recent increase in the Government grant towards the increased cost of educatIOn. 

Locomotion FaCJhlies. 
Cheap locomotion !acihtles constitute a most important factor m the solution of the housmg 

question This applies to London to a greater degree than to prOVInCIal towns, OWIng to the much 
greater size of the Metropolitan area and the longer distances to be covered between the place of em­
ployment and the place of re"dence by many of the workels 

Growth 0/ fac<l<t'e4 during laat 30 yeon 

During the last 30 years there has been an enormous mcrease In the travellIng facIhties on the 
railways and tramways serving London and the neighbourhood. The following figures indIcate what 
the development of faCIlities has been on the railways ;-

Y .... I' cheap trlWl8 run dll.lly in lIWeage of suoh I Number of workmen's and I 
! Grea.ter London. trams. 

188:1 106 735 
1890 257 1,807 
1897 466 3.248 
1904 1.052 7,774 
1911 1.945 13,583 
1~14 1,966 14,060 

The workmen's trains have, therefore, since the passing of the Cheap Trains Act, 1883, increased 
nearly twenty·fold both in number and mileage. 

The morease in workmen's faCilities on tramways has been at least as great. 
The great improveme'lt in the housmg condItIOns since the time of the Royal Commission of 

1884 ·5, has been rendered possible only by this extraordInary development of cheap means of 1000-
motion I. has enabled the working-olass reSIdents to remove freely to the outlying districts of 
London and beyond the county, and the rapid development of these districts lD recent year. 
indifates that they have done so in large numbers The inorease lD the population of extra­
London as compared With that of London in each decennial period since 1841 has been as follow.;-

D.cenrua.! 
p<II'lod. 

1841-1851 
1851-1861 
1861-1871 
1871-1881 
1881-1891 
1891-1901 
1901-1911 

Inorease m populatIOn. 

London. 

414,064 
445,153 
452.902 
568.901 
397.6,';7 
308,313 

- 14,582 

Extra-London. 

31,52i 
96,632 

210.019 
312,110 
469.488 
639.283 
684,538 
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Up to 1851 the growth of extra-London was inconsiderable. In 1881-1891 t'he increase exceeded 
that in the county and at the present time the addition to the population is wholly beyond the 
county boundary. TIus makes the question of adequate locomotion facilities even more important 
in the future than it has been in the past. 

Of the influence of the increase of facihties on the development of partioular districts a few 
examples may be given. 

The first relates to the rapid growth of Edmonton and Walthamstow, no doubt largely as the 
result of the issue of 2d. workmen's tickets on the Great Eastern Railway between those districts and 
Liverpool Street Station. The following table shows the growth of population and the number of 
Ruoh trains :-

Edmonton Wo.Ithamstow. 
(including New Southgate). 

Y~8tr. 
-------

Inorease. No. of 2d. l Inore_. I No. of 2d. 
Population trams run Population. trams run 

Number. I Per cent. d&1ly. Number. Per oent. d&1ly. 

, 
I 1851 9.708 Nil. 4.959 Nil. 

1861 10.930 1.222 

I 
1259 Nil. 7.137 2.178 43·92 Nil. 

1871 13.860 2.930 26'81 NIl. 10.092 3.555 49·81 Nil. 
1881 23.463 9.603 6929 3 21.715 11.023 10308 3 
1891 36.351 12.888 I 54-93 5 46.346 ,24.631 113-43 6 
1901 61.892 25.541 

I 

70·26 7 95.131 48.785 105·26 8 
1911 98.409 36.517 59·00 9 124.580 29.449 30·96 8 

The other example relates to the effect of the electrification of tramways, namely, the electri­
fication of the Tooting route in 1903 I'nd the extension of the tramway along Garratt-lane in 1906. 
The increase in the population of the metropolitan borough of Wandsworth served ma.inJy by these 
two routes amounted in the period 1901-11 to 79,438. 

In the Bame period the number of workmen passengers on the Tooting tramway route showed 
a remarkable increase, as follows :-

Year. 
1902-3 
1906-7 
1911-12 
1912-13 

Number of workmen possengel'S. 
581,626 

3,342,277 
4,900,967 
8,426,140 

Workmen's traffic by mtlway from .arlo ... zoneB. 1911. 

The extent of the workmen's traffio by railway from the outlying districts is indioated by the 
following figures from a report of the London Traffio Branoh of the Board of Trade. It shows the 
number of passengers in the month of Ootober, 1911, ooming into London from the various zones 
beyond the four nules oirole from Charing Cross, and, oalculated thereon, the equivalent daily numbers 
and the proportion whioh workmen's tickets bear to the tota.l traffio :-

! Number of PIlOSellgeI8 oommg 
into London from Equivalent average daily number Proportlon 

Zone. 
VI\flOUB zon ... n Oot., 19l1. of p ... engers 

\ With workmen'. 

Wlth 

(llist .... "" from • W.thworkmeJI.' • workmen's 
ChMing eraBB., Ordinary t>ckets. t>okets to 

Ordm .... y. t>o/<.ts. (1 month=say (1 month=26 toto.I 

I 
27 days) day ... ) passengers. 

I 

mullS, I 

I 
. Per cent. 

4- 6 ... 2,425,526 449,199 89,834 17,277 15·6 
6-8 ... 2,21~,871 1,351,223 82,032 51.970 37·9 
8-10 ... 1,268,785 681,775 46,992 26,222 35·0 

10-12 842,782 179,909 i 31,214 6,920 17·6 ... 
12--15 ... ~,,26Il 42.521 r 9,899 1,635. 13·7 
15-20 ... 344,720 39.926 12,768 1,536 10'4 
20-25 ... 202,087 .3,897 7,4lI5 150 1·9 
25-30 ... 118,085 - 4,373 - -

Totnl ... 7,684,131 2,748,450 284,597 105,710 26-3 
I 

~t wil.l he ~e~n that tbe average number with workmen's tiokets coming daily from beyond the 
four miles OU'Ole 1S 105,710 and that they form 26'3 per cent. of all passengers. It is notable that the 
workmen's traffic from the f?ur to six miles z?ne is comparatively small both in number and proportion 
of total traffic, that aone being no doubt ma.inJy served by the tramways. In the six to eight and the 
eight to ten miles zones the workmen's traffic is large, and even from the ten to twelve iniles zone it is 
material. 
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Est,11UJ,/e of Iokd lraffia a/ workmen'. fnre •• 

The total workmen's traffic in London and the neighbourhood can only be approxlmately 
estimated. The number of passengers with workmen's tickets on the railways in 1913 (the only year 
for which the mformatIOn is given In the Railway Returns) is given in AppendIx 5 It Wlll be seen 
that the totals are as follows:-

London Local Railways .. .. .. ... 71.045,319 
Tnmk Railways servIng London, 138,658,643; of whioh the number calTled 

in the London area would probably amount to 100,000,000 

Total (say) 171,000,000 

This total of 171,000,000 a year is eqwvalent to about 560,000 passengers a day. 
The number of passengers at workmen's fares carried on the tramways in London and the 

neighbourhood is not known, but from the figures available for the CounCIl's tramways it appears to 
amount to about 10 per cent. of the total tramway passengers. On tws basis the number of passengers 
carried at workmen's fares on all the tramways in London and the neighbourhood would amount to 
about 80,000,000 a year: This does not include the large number of passengers carried on the work­
men's cars at the ordinary Id (or !d. fares, when thes~ were in operatIon), but only those who travel 
at less than the ordinary fares. 

The total traffic at workmen's fares as above estImated is as follow8 :­
Num.ber of passengers at workmen's fa.res. 

Ra.ilwaya ... 
Tramways OH 

Year 1913. Average dady number. 
(approXlmate ). 

171.000,000 560,000 
80.000,000 260,000 

251.000,000 820,000 

Tws means that about 410,000 persons of the working class travelled twice dally at reduced 
workmen's fares, of which the railways carried more than two-thirds 

Pre8ent positum 01 jacil.t'U!8 

The usefulness of the facilities depends on the fares charged, the hours during which the trains 
or trams run, and the frequency and speed of the service. The present position of suoh faCIlities is 
briefly stated in the following partIculars. 

(al Ra.lwayo 

In ApPENDIX 5 (iI) (po 46) a table is given shOWIng the limits of the 2d. and 4d. workmen's fares on 
the various London railways, the former bemg the fare which is most Important from the housing pomt 
of view, and the latter the fare beyond whIch' only a oomparatJvely small proportIOn of persons of 
the workmg classes can be expected to go. 

It will be seen from this that the 2d (return) workmen's fares extend beyond the county on 
the north on some lines, namely, to Canning Town, PlaIstow, Stratford, Walthamstow, Enfield and 
Golder's Green. The 4d. (return) fare hmit is a considerable d,stance beyond the county boundary 
at practically all points on the north. On the south side of the Thames, the 2d. hunt IS mnch more 
lImIted, while the 4d. lImIt does not cover a considerable part of WoolWIch and Lewisham. 

As regards hours of service on the trunk railways, the trains arriVIng at the termini up to 8 a.m. 
are usually workmen's trains, with the exceptIOn of the Great Eastern and Great Northern Railways 
on which the workmen's trains ceaSe earlier lind are in some cases followed by " cheap" trains. On 
the North London Railway, all trains arriving at Broad Street up to 8 a m. are workmen's trains; on 
the District, Metropolitan and the Central London Railways, workmen's tickets are issued up to 
7.30 a.m., while on the other tube railways workmen's tickets are issued up to 8 a.m, so that, for 
example, from Golder's Green a workman may travel for a fare of 2d return by a tram whICh arrives at 
Chafing Cross (62 miles distant) at about 8.20 am 

The extent of the workmen's trains service on the vanous railways IS mdicated by the figures 
III APPENDIX 5, which show the totsl number of workmen's trains to the several London termini. 
It Will be seen that the number of workmen's traIns on the trunk lines servIng the north and west 
of London is small as compared with the number on some of the other systems. 

(b) Tramway •• 

The question of oheap traffic faCIlities on the tramways is simphJied by the facts that the w~ole 
of the tramways in the County of London are under one authority and that common regulatIOns 
apply thronghout 

Until May, 1918, there was a uniform workmen's fare of Id. single, 2d. return, on all routes except 
that to Woolwich, whete the 2d (return) ended at Blackwall-lane,the fare having been 4d. return between 
Abbey Wood and Waterloo-bndge. Smce May, 1918, these fare ratings have been suspended. The 
single fare for a journey over four consecutive SectIOns on one car is now Id , and the retw:' fare over 
the same secztions 2d The average distance covered by the ld. workmen's fare is 2 4 IIl!les and by 
the 2d. return fare 4'8 miles Return tickets are issued at 3d for any distance on one car, WIth transfers 
as previously given for 2d. return. The division of the WoolWIch route ;8 retained, so that passengers 
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formerly paying 2d. now pay 3d. and those formerly paying 4d. now pay 6d. All cars up to 8 B:.m. 
(tame of arrival at the inner terminI) are workmen's oars, and all oars outwards up to 7.30 a.m. (time 
of departure). 

On the tramway systems in extra-London there are considerable workmen's fares facilities. 
On the Metropolitan Electrio system on the north, and the London United Tramways on the west, 
the workmen's fares on the routes were as a rule 2d. return. In the autumn of 1917, however, the 
fares on ·the Metropolitan Electric tramways were reVIsed, and the workmen's fares of 2d. increased 
to 3d. in many cases, and to 4d. in a few cases. The London United Tramways Company seeks power 
by a Bill in the SesSIon of 1918 to increase its statutory limit for workmen's fares to ld. a mile. . 

Between the London and the extra-London tramway systems there is httle co-operation in regard 
to suoh faoilities, and where there are through services, the workmen's fares remain the sum of the two 
independent workmen's rates.' . 

While further co-operation in this respect between the systems is very desirable, it must be 
borne in mind that for journeys exceeding seven or eight miles, the railway, because of its speed, must 
remain the principal means of locomotion. Thus, the journey by railway between West Croydon and 
Viotoria occupies about 37 minutes, but by tram (including a change) it would occupy about 63 minutes. 

(e) Omnibus ... 

There are no workmen's fares on omnibuses, and hitherto the omnibus companies have made 
no move in the direction of giving workmen's fares. 

The hours at which the omnibus services commence, too, render them of little service for 
workmen's morning traffic. Few of the services oommence before 7 a.m. (time of departure from the 
outer temnni). • 

From the extent and arrangement of the motor omnibus services, the institution of workinen's 
fares on services at suitable hours would be of considerable advantage from the housing pomt of view. 
Before the war, the route length of the motor omnibus services in London and the neighbourhood 
exoeeded the route length of the tramways; they serve many distriots not served by tramways, par­
tioularly the oentral and western districts of the county; and they form in many cases connecting 
liules with the railways, both of the outlying distriots and at the London tennini. They would in suoh 
oases form a useful auxiliary to the railway and tramway workmen's services. 

(el) G.neroJ1y. 

The inorease in wages and other expenses of railways and tramways winch has already taken 
plaoe and which is likely to oontmue, at any rate to some extent, after the war, may affeot the question of 
oheap looomotion for persons of the working class. Not ouly is the question of the further Improve­
ment in such faoilities now in abeyance, but already some increases, and proposals for increases, in 
workmen's fares have been made, and there is no i'ndication that these are to be limited to the period 
of the war. In one case, that of the London United Tramways, the proposal is that the increase IS not 
to oome into effeot until six months after the termination of the war. 

It is stated that, as a restllt of the recent award by the Cormnittee on Production, of £1 a week 
increase Qn pre-war wages to tramway workers, a conference of tramway employers and representatives 
of trade umons, has, by resolution, requested the Chief Industrial Cormnissioner to obtain from the 
War Cabinet an undertaking that the Government will take immediate steps to authorise the increase 
of the present maximum fares on tramways. It does not follow that any such increase would apply 
to workmen's fares, but their position 1S hkely to be prejudicially affected by the increase of the 
ordinary fares. On the railways, whether bder Government control or otherwise, workmen's fares 
have remained unchanged. 

Other things being equal any increase In fares must favour residence in the more central distriots 
as compared with the outlying districts, and so operate to increase further the high rents in the central 
districts. A:n.y increase in workmen's fares in the future is therefore likely to affeot seriously the housing 
question in London. • 

Land avulable for housing purposes. 

In deahng with the selection of land as suitable for the,.,rovision of new housing accommodation 
several considerations of broad policy must be carefully borne in mind. 

It would obviously, from all points of view, be economioal to make any necessary provision in 
the largest praotioable units so as to enable a reasonable social lUe to be possible, and to economise 
not only in onginal constru<ft.lon but in subsequent m&nagement. While this would D~ an important 
faotor, it may also be neoessary to distribute the new proviSIon in several different directions. 

The seoond consideration, which perhaps governs all the others, is that any sites considered 
should be in localities from which there is suffioient rapid and cheap means of looomotion, either 
existing at present or easily capable of being provided by the improvement of the present facilities. 
The figures already given under the heading "Locomotion facilities" appear to indicate that 
substantially beyond the SIx-mile radius from the centre, tramways oease to afford the most satisfactory 
means of rapid communication, and that beyond this radius the time faotor operates against the 
d!spersal of population by this means of locomotion. For the necessary facilities for the greater 
distanoes, recourse must be had mainly to the railways. While the 2d. return fare on the northern side 
of the.. river extends to places beyond the oounty boundary on the east and northern portions and 
far beyond in the _ of Enfield, on the southern side of the river the limit of the 2d. fare·on railways 
~ very :restrioted and does not include more than approximately one-sixth of the county south of the 
flver. 
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The next general principle is one of public policy, whioh would be involved in' attempting to 
devote to housing purposes Sites which are likely to be reqUlred for industnlll and commercial purposes. 
This particular question was considered by the Sheffield Corporation last year in connection with the 
housing conditIOns of that city, and the general conclusIOn on the pOint was as follows '-

" It may be laid down as a general pnnciple that no land which is sUltable for the erectIon 
" of works should be used as II site for dwelling houses." 

The fourth questIOn which needs to be carefully considered m deahng with II locllhty is that 
of the existing character of development m the lII1IXlediate Vicinity. On general 80cial and politioal 
grounds, it is not desirable to develop the whole of a large area entIrely by the provision of houses of 
the worlnng class, but, on the other hand, It is necessary to have regard to the influence on existing 
property of the erectIOn of a large number of houses of that class m the midst of II district which hilS 
been developed for the erection of houses of a higher villue. 

As regards SItes witlun the county a very bnef survey Will show that on the north side of thc 
river Thames small opportunity for buildmg eXISts. This conclUSIOn is borne out by the returns made 
by the authorities concerned to the Local Government Board. 

On the south Side of the river, conditIOns are different. Considerable areas not yet fully developed 
for bnilding purposes exist both in the sonth-east and the south-west It is, howevet, impossible to 
say that sites in these localities will be IIvailable for speedy development since the locomotion facilities 
which exist to-day are qUlte inadequate for the transport of a large additional population. 

As regards sites outside the county a wide range of selection still remams, and it is to any chOice 
amongst these that the prinoiples which we have enunciated above must be most carefully applied 
Until some definite plan of aotlOn has been IIgreed upon, it would obviously not be wise to discuss the 
applioation of these principles to particular sites or even localities. 

Resolved-That the report be received. 

11. DE R. WALKER, 

Chairman. 
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APPENDIX 1. 

SUIIIJII&J7 o! Replies of Local Authorities to Local Government Board Circular 01 28th luly. 1917. 

LONDON LOOAL AUTHORITIES. 

[Replies received from the City CorporatIOn and 25 of the 28 M.tropolitan Borough Counc1Ls.] 

Bermond •• y 
CamberwBll 
Deptford ... 
GreenWloh 
Hackney ... 
Hammersmith 

Batte"""" 
Camb.rwell 
D.ptford .. . 
Fulh_ .. . 
Greenwioh 
Hackn.y ... 

1.-Popu1ae;"n.-EJJect oJ war on worki"ll·cla8. population (apart from en/iBlment.s). 

... D.cre .... probably. Islington ... ... Incre ... ; not lik.ly to be permanent. 

... Inore .... Blight. Lamb.th ... ... D.c""",.; probably temporary. 

... Inore .... shght; temporary. Popl"" ... Inere ... .. 

... Inore .... ; probably temporary. Shoreihtch ... Inero ..... slight. 
... D.ore ... ;maypartiallybemadegood. Weetminster ... Incre .... ; only a pa.rt p.rmanent. 
... Inere ..... about 20 p.r oent.; a por· Woolwioh ... Inore .... large; .. great pa.rt probably 

mon may be perman.nt. permanent. 

No. of houses. 
... Probably about 300. 
... Nll. 
... NIl. 
... Nll. 
... Nil. 
... Up to £20 RoV. 74 

£21-£30 RoV. 73 

2.-Vacant Accommodation. 

Lambeth .. . 
Lewiaham .. . 
Paddmgton 
Popl"" ... 

No. of liouses. 
• .. ConBld.rably I ... than 1.000. 
... 59 • 
... 49 • 
. .. Nll. 
... Very few. 
... Very small. 
• .. Nll. 
... Comparatively non •• 

Hamm.rsmith ... Nil. 147 

St. Maryl.bone 
St. -Pan", ... 
Southwark 
Westmmater 
Woolwich ... 5. 

Hampstead ... Nil. City of London ... Nil. 
K.nsington ... 128 

Chelsea ... 
Deptford ... 
Fulham ... 

Greenwioh 

Hookn.y ... 

Hamm.rsmith 

Battersea 

Chel •• a 
Holbom 

Popl"" 

Bermond .. y 

Deptford .. . 
Fulham .. . 
Hackney .. . 
Hammersmith 
Hampstead 
Holbom ... 
Paddiugton 

S.-Acid.e""",Z H ouWog required. 
... No necOBBity for a sohem.. Hampstead 
... Non. required after the war. Holbom ... 
... Aocommodamon more than suffiOlent 

for p.rsona .mployed m Fulhe.m. Paddington 
... About 150 small houses to tak. plac. St. Maryl.bon. 

of huts and d1lap1dated property. 
... None; any n ..... ary. private enter· Woolwich 

pris. will Ile abl. to provid •. 
... Not I ... than 500 houses n.c ... ary. 

•.• Wllhng to .reot 62 dwel1ings if neces· Shoreihtch 
sary Parliamentary powers oan be 
obta.med to us. land. 

... No neoessity for .. ohem •• 

..• Soh.m. prepared and site purehased. 
area 8.820 sq. feet. prioe psid Westminster 
£10.000. e.ocommodstion to b. 
provided being 46 ten.mente oon· 
taming 140 rooms. • 

... Considers London County 'CounoU 
should prepare scheme for whole of 
London. 

... For at I .... t 100 families. 
• .. Probably non. b.yond Borough 

Counml's Bcheme. 
... None; praotJca.Uy no vaca.nt land. 
... About 200 houses require to be 

adapted. 
... ImposSibl. to say WIthout knowl.dt;e 

of Government's m.tentlons in re­
speot of WoolWIch Arsena.!. 

... Sch.m. prepared m .. nne.mon with 
"'tate purch ... d in 1900. oonsist· 
ing of scm. 140 worn out and 
d1lap1dated houses. 1 ...... of which 
WIll shortly run out. 

... Soheme contemplated before war on 
Blte of workhouse bu1ldings in 
Poland·at ... t. Soho. 48.000 sq. It. 
to house about 880 persons; will 
probably be reviv.d. 

5-Whether .... lable .. tea could be IJC(jUlred toltMu! delay. 

... SItes available. but cannot say. as to Poplar ... Land ava1lable in Isle of Dogs. 
008t. St. Maryl.bon. ... Yeo. 

... No vaoant land. St. Pancr... ... Small amount in extreme north of 

... Borough practioally fully developed. borough 

... Not aware of any BU1tabi. Bites. Shoreditch ... Yeo. 

... Yes. in all probability. WoolWIch' ... ImpoBBlbl. to say; sites of huts 
... One vaoant site might be acquired. wonld proVld. Bites for porman.nt 
... No. hoUSOB, 
... Prootically no vaoant bu1lding land. 

t 
EX,TRA-LoNDON LOCAL AUTHORITIES. 

[RepU ... received from the Extr .... London I.ooal Authoriti .. as folloW!! :-
County Boroughs (3)... 3 
MuniOlpa.! Boroughs (6)... 6 
Urban Distriots (65) ... 56 
Rural Distriots (13) ... U 

(8') '6 

1.-Pop~ffecl./ War OIl Worn..,..,.... JlOP1IlaIlo .. (a,...., fro'" ...,..",..,.,..) 
Bsac-

Barking Town... Inorease about 15 per cent. 
Hmo-' 

Barnet ... 
Cheshun$ 
Watford 

... Inorease Blight; probebly permanent. 
... Increase; probably temporary. Eo" Ham ... Inorease; permanent. 

Walthamstow ... In ........ OODSidOftble; probably per-
manent. 

W""' Ham ... NomOlbdu.:........ 

... In ........ Bhght; penn_oy depende. 
on use made of DlumtiOD. worka. 



Kent­
B.xley '" Increase nea.rly 30 per cent ; not per~ 

mEmento 
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Bromley (R.) Inore... m Mottmgham; d.cre... m 
some of the other panshes J tt>m.po. 
rary. 

Chislehu,..t ..• Increase slIght; probably temporary. 
Enth . Increase about 10,000 (30 p.r c.nt); 

p.rmanency depends on future of 
mumtlon works. 

. Foots Cray ... Incr .... slight; probably temporary. 
Dartford (R.) Incre .... ; permanency d.p.nds on 

Middlesez­
Acton .. 

future of mUnttlOn works. 

... Increase conslderable ; permanence 
depends on Government's mtentlon 
to k •• p works gomg after the war. 

.. Increase 

M,dd~ontd. 
SouthaJl· ... Larg. mllux of mwution work ..... 

Norwood 
Starnes (R ) ... Incre.... m mdustnal are&, per· 

manency depends on future 01 

Sunbury·on· 
Thames 

murutlon works. 
Increase; only pa.rt permanent. 

Tottenbam ... Increase; permanency depends on 
future of m1l1lltIon works . 

TWlckenha.m ... Increase, 10 per cent.; only part 
permanent. 

Uxbndge ... Larg. mil"" of munitlOn worke .... 
Uxbridge (R.) Inore .... ; probably permanent. 
Wealdstone . Increase; probably permanent. 
Wombl.y •• Incre .... l0 per cent. to 12 p.r o.nt. 
Willesd.n ... Incre.... 2 per c.nt.; larg.ly per· 

manent, 
Ylewsley .. Incre886; probably permanent . Edmonton 

Fmchley 
Hampton 
Hanwell 

... Increase; proba.bly permanent. 

... Incre .... , probably temporary. 

... A large number of female work.,.. are Swrrey-

Hayes ... 
t.mporanJy resident. Epsom ... D.creas. shght; temporary • 

.. Increas., large; p.rman.nc. depends Esher and the Incre .... slIght; probably temporary. 
on uses to wruch factones are put DlttOns 
after the war Godstone (R) Incre .. e; probably p.rman.nt. 

Bendon .. Increase; conSld.rable part probably Ham .. , Incre .... slight; probably permanent. 

Hendon (R.) 
KIngsbury 

perm.anent. KIngston·upon. Increa.se; coll8lderable. 
... Incr .... ; probably permanent. Thames 
'" Incre .... ; probablyt.mporary. Richmond ... Incr.ase; temporary, 

[In .everal other cas .. it lB stated that the war haa had no .ffect.] 

2.-Vacan! Accomnwdat.on. 

No. of 
houses. 

No of 
houscs 

No. of 
hou .... 

E88e:t-
BarklOg Town 
East Ham ... 
Eppmg (R.) 
mord 
Leyton .. 
Loughton ... 
Romford (R.) 
Waltbamstow 
W •• tHam ... 
Woodford 

Herte-

(practically) 

Nll 
Nll 
Nil 
Nll 
95 

10r2 
5 

Nll 
Nll 
Nil 

Barnet Nil 
Bam.t (R.) 3 
Busb.y ...... Nil 
E ... t Bam.t Valley Nil 
Watford...... Nil 
Watford (R.) 2 

Kent­
Beckenham 
B.xley 
Bromley .. 
Bromley (R.) 
ChISI.hu ... t 

(prlWtlcally) Nil 

ESSEX-
Barkmg Town 
Buckhurst Hill 
Chmgford 
E ... t Ham 

'Eppmg (R.) 
lliord .. , 
Leyton 
Laughton '" 
Remford (R.) 
Walthamstow 
West Ham 

Woodford 

Nil 
12 

Nil 
Nll 

K ent-contd. M .ddleo",,-contd. 
Dartford (R.) 11 Stron .. (R.) 3 
Enth Nil Sunbury·on.Thames Nll 
Foots Cray Nil Teddmgton 

Tottenham 
14 

Nll 
M.ddl",ex- TWlck.nham Nll 

Acton Nil Uxbndg. Nil 
Brentford NlI Uxbridge (R) Nil 
ChlBWlCk Nll Nil Wembley 
EaJmg Nll Willesd.n Very f.w 
Edmonton 20 YiewsIey NJ! 
Feltham Nil 
FmchI.y NlI 8urrey-
Greenford Nil Barnes Nll 
Hampton Nil Carshalton Nll 
Hampton WlOk Nll Cculsdon and Purl.y .. Nil 
Hanw.ll Nll Croydon .. 200 
Harrow·on·th.·Hill Nll Esher and the D,ttons ... Nil 
H.ndon Nil Godston. (R) .. 57 
H.ndon (R) Nil Ham Nil 
Heston and IsI.worth Nil KIngston·upon.Tham •• Nll 
Homs.y Nll Mald.ns and Coombe ... Nll 
KIngsbury .. Nll M.rton and Mord.n Nll 
Rwslip.Northwood NlI Richmond Nll 
South Mimms (R ) 1 Surblton Nll 
Southgate ... Nll WlDlbledon Nil 

8.-Add,twnal H ou.n1lfl "'l""ed. 
Number of houses reqwred. 

Now At the close 01 war. 
250 250 

None None 
_ No Special need anticipated. 
427 (av.rage belore war) required annually nohl aU land .. 

covered. 
65 

190 

100 
500 

25 

If 1,000 houses were bullt tb .... would be a ready d.mand for them. 
D.mand anticipated lor further 

houses wluch carmot be pronded 
Wlthm tbe Borough. 

None required except 80 far as indicated by very sma.Jl were .... 
10 population. 



HlIIRTS.­
Ba.met (R.) 
Cb .. hunt 

East Ba.met Vaney 
Watford 
Watford (R.) 

K"",.-­
Beokenham 

Bexley ... 
Bromley 
Bromley (R.) 

CbislehUl'St ... 
Dartford (R.) 
Enth 
Foots Oray 

MtDDLJiSIIX­
Acton .. , 
Brentford 
CIns"lck 
EaJing 
Edmonton 

EnJield 
F.ltham 
Fmahley 
Hampton .. , 
Hampton Wlck 
Henwell 

Harrow·on·th.·HJll 
Hay ...... 
Hendon 
Hendon (R.) 
Heston end lsIeworth 
R'lishp.NorthWllod 
South Mimms 
Southell Norwood 
Southgate 
Sunbury· on-Thames 
Sta.ines (R.) _ .. 
Tottenham ... 
TWlckenham .. , 
Uxbridge 
Uxbndge (R.) 
Wea.ldBtone 
Wembley 
WiIl ... d.n 
Ylowaley 

S17lUt£1'­
Ba.mea 

ClmlhoJ.ten ... 
Cou1adon a.nd Purley 
Croydon ... 
EBhe. and The Dittons 
Godstene (R.) 
Ham ,.. ... 
Kmgston-upon-T"lleo 

MoJ.dena a.nd Coombe 
Mertnn and Morden ••• 

Rieltmond 
Surblton 
Wimbledon 

37 

N1IlIlber of hous ... reqwred. 
Now. At Tbe .1 ... of war. 

56 
A number required. 

A need for housing munitwn workers 
80 

2(; 
No~e; probable exodus 01 munition 

workers. 
100 
120 
42 

No need: lIolly new bouses WIluld rapldly be occupied by persons from 
other dlstncta. 

Overcrowding .xists generally. Position after war very doubtful. 
Not anticipatBd that many additiona.l hous .. WIll be required. 

None. 50: more depends on use mad. of 

30S to 816 
1,000 at I .... t 

None. 

500 
No extraordinary demand 

m.umtlon works.. 
Little demand .xpected, 

Depends on how f""tories are utilised, 

Depends on how ~tori .. are ub!,sed 

A considerable number. 
Majority work elsewhere: qu .. tion sbould be considered as a whole for 

the London area. 
Already m excess of demands 

50 
for those working m the distnot. 

50 
A big d.mand for hous .. expected. 

25 to 50 ImpOl!Slble to estun .. te. 
None, for persons employed in the distnct. 
Any adchtlonoJ. accommodatlon would be for persons engaged outsine 

the chat.nct 
No great demand from persons employed in the chatnot. 

1,000 200 to SOO. 
Addltiona.l houses required. 
Great dem .. nd Demand bkely to contlnue. 

000 (or at cloae of war) 
•• 76 (or .. t cloae of war) 

42 (or at close of war) 
102 250 

25 
80 

140. 
SOO 
60 

145 (or at close of war) 
100 

Addit(ona.l houses required. 
600 
100 

Need for progreoslve promon. 
25 

Probably .. much larger number. 
200 annuoJly for 5 y.ars 

200 
40 

150 

500 
100 

No limit tG number winch would be ocoupied gtven reasonable travoJlms 
facilities. 

None 250 
120 8(l 

2,000, and SOO to 1,000 annually. 
Additlona.l housee reqwred. 

ro U3 
20 10 

No certa.inty that any are required; tonoency is for non.wotking-cl ... 
ho ..... to be ocCupied by workmg·cI ....... 

No unmedi .. te demand. 
No need. Probable need, owing to plOXunity 

to London. 
25 (or at close of war) 
50 (or at clooe of war) 

ShorNge lIOute; but addltlonoJ. hou ... required for persons working els .. 
wh ..... 

Total of ligures ... far lIS stated (SO authoriti ... out 
of as in lISt) .. bout 6,300 



ESSEx­
"B&rlong Town 
East Ham 

Dford ... 
"Loughton 
"Wa!thanlBtow 

HERTS-

4.-SeMmes preparea or conUmp!atecl. 
DIStricts the \ocal authorities of which have schemes in hand or prepared. 

No. of houses. No. of houses. 

••• 400 In treaty for 33 acres. 
••. 197 Land acqwred; .ewers 

laid, rosds psrtly msde. 
42 
30 

Scheme submitted to 
Local Govt. Bow 

MIDDLESEX -conti. 
Hendon '" 50 Land acquired. 
Ruishp-Northwood 22 
South Mlmms (R.) ••• 60 
SouthaJI Norwood '" 102 

'Southgate ••. 160 
St&lDe. (R.) 

"Tottenham ••• .. 63 
Uxbndge '" 60 

Land acquJ.red. 
Land acqmred. 
Lond acqUired. 

"Barnet (R.)... ... 24 
"East Barnet Valley... 70 

La.nd acquired. 
Under coDSlderatlOB 

fore war. 
b.· 

Uxbridge (R) ProvISion&! agreement for 
purchase of Bite. 

Watford 
Watford (R.) 

• KENT-
Danford (R.) ... 

80 Land acqmred. 
14 

12 

22 ltenements) 

SmmE"!" 
*B&rn.e9 
Carshalton 

"Croydon 

... 27 

... ~O 

... 200 

Land acquired. 
Option secured to pur • 

chas.25 acr ... 
III .. res of land in hand. 

MmDLESEX­
"EaJmg 
*Fmobley 

Hayes ... 
... 200 

Total of figures .0 lar as 
stated (22 authorIti .. ) 2,315 

• • 230 Land acquired. 
• ProVided financial aosista.nce IS a.fiorded by tbe Government. 

DistriCt.. the local authontles of winch are willmg to prep ..... schemes or sddItion&! schemes. 
ESSEX-

"Eppmg (R.) ... 
Leyton 
Romford (R. ) ... 

HERTS­
'Bamet (R) .. , 

Bushey 

190 

32 

"EBBt Barnet VaJley .. , 100 
Watford .. , 120 

KENT--
Browey 
Browey (R.) ... 50 
ChiBlehurst 
Dartford (R) 

*Erith 

MIDDLESEX-
"'Acton ... 

Brentford 

*Eabng 40 
"Feltham 

Hampton 

If private enterpnse faus 

If necessary. 

If any demand. 

When satisfied of need. 

To consider n private 
enterpme laUe. 

ProVIded emtable 8lte oan 
be acquired. 

Subject to queatlon of .,te. 
If pnvate enterpnee falls 

MIDDLESEX---<07It:l. 
lIIHendon 
"Heston & lsIeworth ... 500 
"Homsey 
"Stames (R.) .. , 
Sunbury.on·Thames... 50 
TWlckenham ... ... 500 
Uxbndge (R.) 
We&!dstone 
Willesden 
Ylews\ey 

SURREY-
·Barnes ... 

... 250 
1,000 

100 

63 
Coulsdon and Purley 200 

'Croydon 
·EBhe. and the Dlttons 
Ham ... 30 

'Merton and Morden 
"'Richmond 25 
"Surh,ton ~ 
Wimbledon 

Tot&! of figures BO far as 
stated (17 authorihes) 3,275 

Would consider. 
Would coDSlde •• 

La.nd acquired. 

More n desirable. 

• ProVided fina.nClal assistance IS afforded by the Government. 

5.-Whether ",.table Bitu oovld b. acqu.rea .. ,tMtll "",loA!. 
(,.) Land already acqmred or in hand. 

ESSEX-
Barking Town, provisIOnal 

agreement for 11 acres (out 
of 33 acres 10 treaty for) 

East Ham. 

ESSEX­
Eppmg (R.) 
mord (4) 
Loughton 
Romford (R.) 
WaithanlBtow 

HlIRTS­
Barnet (R.) 
Bushey 
East Barnet VaJley. 
Watford 
Watford (R.) 

KENT­
Bexley. 

KENT---<07Ild 
Bron1ley. 
Bron1ley (R.) 
CIuelehurst. 
Dartford (R.) 
Enth. 

MIDDLESEX­
Brentford. 
Edmonton. 
Feltham. 
Fmchley. 
Greenford. 
Hampton. 
Hayes. 
Hendon. 

MIDDLESEX. 
Fmobley 
Hayes 

SU1I.REY­
Bames. 

South MlmnlB (R) 
Carshalton (option 

secured on 25 00_)' 
Croydon. 

(ii.) Land 8vaUable. 
MIDDLESEX--c:<mtd 

Heston and lsleworth. 
HonlBOY (Iumted 

quantlty). 
Kingsbury 
RWBlip·Northwood. 
Southall Norwood 
Southgate. 
Stamos (R). 
Suobury.on·ThameB. 
Tottenham. 
TWlokenham 
Uxbndge. 
Uxbndge (R.). 
Wealdstone. 
Wembley. 

MIDDLESEX~Of'td. 
Willesden. 
YieW81ey. 

SUltREY­
Barn .. (a) 
Col1lsdon and Purle}. 
Croydon. 
Epsom. 
EBhe. a.nd The Dlttons. 
Godetone (R.I 
Ham. 
Maidens and Coombe.. 
Merton and Morden 
SurMon. 

ESSEX­
Leyton. 
Woo, Ham. 

(Iii.) LIttle land available. 
SU1I.RBY­

Kmgeton.upon.Thames. 
Richmond. 

K.,,>,-
Foots Cray (owing to 

reatnctive covenants). 

MmDLESEX­
Acton (t» 
CIusWlck. 
Hampton Wick (61ther 

Crown land o. subject toP 
bwldmg _triotlonal 

Hanwell 
(4) At blgh oost. 

WlDlbledon (a) 



APPENDIX 2 

POPULATION. 
TABLE showing the population of the districts in Greater London in 1911 and the changes in the two decennial periods 1891-1901 Bnd 1901-11. 

(i.) LONDON. 

('ity·pt 

I 
_...politen 
, JIoroagIuo. 

ttl ., 

Jla_ ... 
Bermondley ... 
Jletlulel Green ... 
Ca 
Obo 

, mborwen 
1Aa ... 

... ... 
'eptford r ... D 

)j' In.buryl1"l· .. 
Whom r ... J1 , 
reonwicli G 

l!ac kn"7~ • ::: 
":t ''''-'Ha 

1f 

mmeramith ... 
Hampoteed ... 

olbom .. , 
lollngton ." Konolngton ... 
Lambetb - ... 
Lewisb&m t ... 
Paddlngton '" 
Poplar... • .. 
St. Marylobone, • 

8t. Panoru ... 
8horodltoh ... 
80utliwark 

~~·li~~lng~ 
WaudawoJth .. , 
Wootmlm!er ... 
Woolwloh ... 
City of London ... 

. 

1~ roomed 
Total popoIation 

_to 
I Pro: 

rn.......or 
_intbe 

period. 

Populo- polti'n 
19n. tum, of tot&I 

!001- 1911, popol&-1891- twn. 
l00L 1911. 

Per 
oent 

167,743 ~ 1:~~ = !:~:i 143,200 804 
125,003 115,237 916 
128,183 + '557 I- 1.467 120,822 1143 
261,828 + 26,6~~ + 1,981 206,569 790 
66,380 + 888 I- 7,457 41,402 624 

109,400 + 8,628 I- 902 88,539 609 
87,623 -; 4~::~; f-' 13.540 60,606 917 
163.2~ + 16,99 131.~~ 806 
96,96 + 17,277 + 198 72,707 758 

222,533 + 19,833 + 3,423 172,603 775 

121,621 + 14,956 + 9.282 92,975 765 
,85,496 + 13,816 + 3.553 37.046 433 

49.357 
-; 1~::~: I- 10,048 32,557 660 

327,403 I- 7,588 269,941 824 
172,317 + 6,557 - 4,311 94,214 547 

298.058 + 23,602- 3.837 227,945 765 
160.834 + 38,562 -h 33,339 103,108 Ml 
142.551 + 8,021 - 1.425 96,862 680 
162,442 + 1,942 - 6.360 148.761 916 
118,160 - 10,188 - 15,1" 73,925 626 

218.387 - 28 ~ 16.930 174,242 79'8 
111.300 - 5,896 r 7,247 103,181 626 
191.907 ! 1~:!~ I- 14.273 171,787 895 
279,604 - 18,796 249.532 892 

50,659 + 3.259 - 688 35,260 696 

811.360 + 76,432 ~ ~::~~ 211.268 678 
160,261 I- 18.858 89,062 556 
121,376 + 18,184 + 4,198 96,054 791 

19,667 - 10,779 - 7,266 )'11,489 584 

4,521,686 + 808,813 - 14,582 8,491,842 772 

1-4 roomed tenem~nta 

rn.......or Proportion of total 
cIecroaoemthe popolation. 

penod 

Populo- In""""", 
"'on, . or de-1911, 1891- 1001- 1901 1911. creaoein 

1001. 1911. per· 
centage 
1901-11, 

P.r Per 
eent cent 

104.2j;~ + 7,123 + 15,257 527 622 + 95 

lZ~:~~ - 5,512 + 2,151 659 70'1 + 42 
+ 606 + 2,652 762 792 + 30 

142,970 + 15,285 + 25,322 454 547 + 93 
33,239 (a) - 4,484 511 601 - 10 

60,729 (a) + 8,868 .,0 555 + 85 

1~:~~: (a) 
-:;: 1::~~~ 772 823 + 51 

+ 30,100 593 &3 + 60 
49,263 (a) + 8,003 431 513 + 82 

123,885 (a) + 19,009 478 557 + 79 

66.199 + 10.479 + 10,940 492 545 + 53 
27,068 + 4,255 + 2,857 295 317 + 2'2 
29.365 (a) - 6,359 601 595 - 6 

216,030 + 16,093 + 19,607 586 660 + 74 
76,025 (a) + 2,600 416 441 + 25 

167,061 + 9.460 + 13,877 607 561 + 54 
48.458 (a) + 19,530 227 30'1 + 74 
77,090 (a) + 3,858 509 541 + 32 

113,154 + 1.138 + 7,M7 625 697 + 7'2 
64,342 ,.... 11,060 - 9,811 556 545 -11 

150,274 + 89- 5,516 662 688 + 26 
88._ I- 5,M9- 1,136 755 794 + 39 

142,820 + 1.730 - 5,103 717 744 + 27 
201,126 + 13,436- 8,074 700 719 + 19 
23,467 (a) + 4,806 363 463 +100 

124.991 + 28.220 + 48,662 329 402 + 73 
74.617 - 21,163- 9,007 457 466 + '9 
61,906 (a) + 921 435 428 - 7 

8,999- 8,037- 1,626 395 458 + 63 

2,627,934 + 1101147 + 178,1451 540 681 + 41 

Livmg more tha.n 2 pemons per room. 

All tenements 1-4 roomed tenements 
Average 

nomber of 
periOD per room 

Increase or decrease Proportion of m 1-4 roomed 

in the penod. loW occupanlll 01 tenements. 
such *!nomenll. 

Number 
Propot. Number 

of tion of of Increase total persons orcJe. peroons popula. 1911, 
"'on 

1911 1891- 1901- 1901. ~911 crease in 1891 1001 1911. 1001. 1911 per-
centage 
1901-11, 

Per Per Per 
cent. cent cent 

21,814 130 20.523- 2,985 + 2,142 207 197 - 10 146 134 131 
28.591 227 26,714- 4,775 + 988 29'9 303 'I- 4 159 154 155 
41,152 321 39.377 - 5,799 + 967 389 388 - 'I 180 1'72 1'70 
34,174 131 32,119- 1,114 + 7,107 213 22'5 'I- 12 140 1'34 1'35 
8,832 133 8,566 (a) - 2,093 283 258 - 25 (a) 142 136 

13,185 120 12,159 (a) + 2,160 193 200 + '7 (a) 132 1'31 

'~~:~~ 386 33.322 (a) - 2,401 456 461 + 5 (a) 182 1'82 
142 20,895 + 1,588 t ~~~~ 183 209 + 26 1'44 131 1-20 

10,828 113 10.078 (a) 193 205 + 12 (a) 1'32 1'32 
26,562 119 24,900 (a) + 2,588 213 20 I - 12 (a) 134 131 

16.212 IS 3 15428 + 115 + 2236 239 233 - 6 146 137 132 
6.547 65 5.355[ 1,847 + 140 215 198 - 17 154 131 1'24 
9,71b 197 ~.543 (a) - 5332 416 325 - 91 (a> 162 148 

62,789 192 50.598[ 7,656 + 3.650 290 281 - 9 158 149 146 
26,681 155 26,172 (a) - 35 357 344 - 13 (a) 1'56 148 

38,816 130 36.538 6,738 - 366 241 21'9 -22 149 138 132 
6036 38 5,408 (a) + 1,992 118 11'2 - 6 (a) 114 112 

20,885 147 20,490 (a> + 959 267 266 - 'I (,,) 1'40 1'35 
32.240 198 30,044- 2.036 +,2,344 263 266 + '3 149 147 147 
21,178 179 20,975- 9,985 - 7,172 380 326 - 54 175 161 146 

51,214 235 50,264 - 8.207 - 6,159 362 334 - 28 170 161 154 
39,127 351 37,933 6.240 + 2,404 397 429 + 32 181 174 179 
46,800 244 44.881- 8,861 - 1,192 312 314 + '2 168 158 157 
92,305 330 88.776 + 10.496 -10,403 474 441 - 33 180 184 178 

4,374 8'6 4,08~ (a> + 1,249 15'2 17'4 + 22 (a) ]'20 122 

18,673 60 16,933 + 1,581 2: ~:~ 135 135 - 128 120 117 
16.596 104 16.207 - 14,978 285 217 -68 168 143 128 
7,lIO 59 6,082 (a) ,.... 1,645 152 117 - 35 (a) 1'27 119 

1,648 84 1,587 - 4.273 - 1.3~4 275 176 - 99 1'56 137 120 

758,786 168 725,951 -105,572 - 145 29'6 27'61- 20 F 148 142 

a Com '\10 Ul'OI lot 1891 ..... nat av&llablo in tbeee .,.... toe eB m local areas undel the ndon overnmen 0 u ined • ( ) pan IIg owmg hong La G t Aat, 1899, f r Finsb ry e.nd Holbom comb there was a d...... of 18.458 m 
tho period 01 1891-1001 .. compared with .. deoreeee of 12,387 in the period 1001-11 and for Hackney and Stoke Newington eombined, "d.c ...... of 1,591 and an increa'. of 23,865 in the two penods reepec"'vely, 



APPENDIX 2-(COlltIJltled), 

POPULATION, 
TABUI Hhowing the poptlilltion of Lhe diatriotH in Greator London in 10llalld the chllllges in the two decennial periods 18!11-1001 lind 1901-11, 

(ii,) EXl'IIA-I,ONVON, 

S8It.e. 
Barking 'j'own ," 
lIuokhul'll~ Hill .. , 
(lhin~furt! 
Boob &m (M II ) .. . 
llIort! .. , .. . 
Loyton ... , .. 
LoURlilon ... ... 
WolLbam Holy 

Cro .. 
W.Ubanurt.ow .. , 
Wan,toad 
W .. ~ Hom (e B) .. . 
Wo<Jdfortl .. . 

Totolln t .... (0) 
(b) 

'l'Oto:i l'opul.tlon. 

1011 

31,204 + 
4,886 + 
8,184 + 

133,487 + 
78,188 + 

124,735 + 
5,433 + 
0,705 + 

7,246 + 
OG6+ 

1,030 + 
03,l!'~ + 
80,322 + 
35,800 + 

800 + 
483 + 

0,747 
100 

3,811 
37,479 
86,944 
2B,823 

703 
246 

124,580 + 48,785 + 20,440 
13,8:10 + 2,130 + 4,651 

289,030 + 62,4M + 21,072 
18,490 + 2,774 + 4,898 

83R,038 + 256,4M + 175,323 
820,435 + 253,312 + \70,700 

lIn tho •• 0 .... In whioh figu .. s or. not givon tho infurm.Iion il not .vnll4blo.] 

1-0 t'(I(JlDud touomeotAi. 

Vor 
cont. 

2MSll OH 
3,028 020 
6,325 06·1 

123,1~~ 922 
52,046 606 

100,943 80·0 
8,52~ 04 8 
6,541 81·6 

17,381--
1,448 
I,B60 

40,7S3 + 
10,204 + 
40,943 + 
2,07~ 
2,038-

1-4 fOornud tonomonw. 

470 + 
+ 
+ 

17,184 + 
200 + 

8,825 + 
+ 

380 + 

l!er Por 
cont. cont. 

12,674 22·3 65·6 + 33 2 
481 20 2 29·0 + D 4 
627 234 18 9 - 46 

24,146 21/·7 37·3 + 10·6 
6,700 80 \3·1 + 4·6 

22,441 248 376 + 128 
0042408 882 + 134 
048 2102 30·0 + 88 

AU toDl'mcnlfl. 

3,348 
248 
210 

8,436 
1,532 
6,533 

165 
270 

Por 
cont. 
1007 

Gol 
27 
6'8 
2'0 
62 
3·0 
H 

Living lOON thotl K JlOl'8oDl ~r room. 

NlimbOl' 
.1 

p<lflJOUl, 
Uill. 

---I - --~--I- ----11-;;..;.;.;.; 

t80l-l00I,1001-lI.111 IOOl. 1011. 1:~h~tI 
OCIlitojilO, 
lUOl-lJ. 

2,767-
201 
lOB 

6,656 + 
1,020-
B,031 + 

16B 
IM-

00+ 
+ 
+ 

1,082 + 
37 + 

603+ 

219 + 

Por 
cent. 

1,000 170S 
9810'7 
76 ll·O 

4,176 0.7 
003 12·0 

3,083 104 
31 10'7 
61 8·2 

Pet' 
cent 
16'0 
13'9 
12·0 
134 
100 
120 
7'9 
80 

- I·g 
+32 
+ J.O 
+ 37 
- 20 
+ \06 
- 88 + ., 

1'32 

130 
121 
121 

123 

1032 
121 
118 
1016 
1·11 
1010 
1018 
1·10 

1'28 
117 
HO 
120 
H}D 
110 
1010 
1'00 

IIkm ::.: 4I;m; IG,7~;; Ig'~~ng! fZL~. ~.; g,~~ 7:~ 6,7:g.: 1,4~~': a,Gig 1~: I:! .::~ li~ :~: ::~ 
264,562 01·6 177,428 + 83,lM + 47,807 487 0104 + \2·7 43,714 IG I 40,808 + 6,670 + 15,518 10·1 22'7 + 36 1·35 1·33 JoB7 

11,171 00' 3,838 + 618 + 1,108 ID·I 208 + 17 417 23 336,- 32 + 61 10 8 8·8 - 20 123 114 108 

710,8<0 85 G 362,003 + 136,682 34 0 432 + 9·2 74,085 88 114,304 '---~ 150 178 + 22 - 1·20 127 
705,010 83'0 356,020 + 75,057 + 134,770 342 43·6 + 0·3 73,453 00 63,743 + 8,275 + 28,055 157 17·0 + 22 1·32 1·26 1027 

�-----+----+----4-----~----f-----r----I:·-----r--j--~-----r____----r____----------r__I---~----f---I-~.---

Herk. 
lIorno~ .. , ... 10,440 + 1,451 + 2.081 7,2:14 003 3,002 203 348 33 230 77 1 00 
11,,"1101 ... 0.978 + 1,018 + 2,414 4,140 603 1,639 22·1 150 23 00 64 ·98 
(,hoohunt , , ... l2.0M + 2.072 + 002 10,680 826 4,786 - 288 + 2,406 180 360 + 183 670 44 432

1

- 40 + 217 04 00 - '4 108 108 110 
Boo~ Bamob Valloy 12,381 + 2,37! + 2,287 8,072 052 2,1147 + 2114 + 023 171 21 4 + 43 361 28 244 + 110 - M 173 02 - 8 1 1 18 1·21 1·00' 
Wotford (pnrt.)... 2,633 + 10 + 611 
Total In nort. (a) 1--4-6-'~-+~-+-7-.6-3-01f-+--7.-0r.·-,r..J--30-'1-2-01-6-6-'-+-----11------[----·[--1·---1-----1---- ---1.-----:

1

'----11---+---+--+-------

(b) 2ll,336 + 6,051 + 2,949 18,752 740 7,433 + 0 + 30419 170 293 + 114 P21 38 676 + 70 + 162 128 01 - 87 III 1·13 JoI0 
~---I----r_+--r--~----I---~----- r-



KMII. 
Beckeoham 

~ :~ (iill.) ::: 
.!Ii (''bloJehunt ••• 

Enth ... 
Foot. Om,. 
l'ongo 

31,692 + 
15,895 + 
33,646 + 
~,~ + 
~,700 + 
~,~ + 

22,330 + 

17,721 
12,269 
21,870 
5,631 

23,721 
4,130 

12,185 

569 
772 
66-0 
650 
85-5 
486 
54-6 

Tot.! in Kent (a) 148,47 + 31,1~1 + 19,201 97,527 675 
(b) 116,418 + 26,261 + 13,972 75,'97 65 4 

JJuJJ1u<". 
Act.on ... ... 117,497 + 13,638 + 19.763 
Brentford ... 16,671 + 1,433 + 1,400 

~W:~M:B.) ::: m~ t ~:~ t 2:~ 
~:kiton. . ::: ::~rs t ~~:~: g:: 
J/oltham... ... 6,135 + 873 + 601 
J/inobloy... ... ~~~ + 6,4,79 + 17,293 
J/riem Bamet... 1~,~~ + 2,393 + 3,358 
Greenford ... 1,~~ + 159 + 245 
Hampton 9,220 + 991 + 2,407 
Hampton ''''lck ::: 2,417 + 2281- 189 
Hanw.1I ,.. 19,129 + 4,299 + 8,691 
Harrow ..... ·the-HUI 17.oZ~ + 4.o~: ~::~ 
~:.. .. , ::: 3t:::~r:;: 6,607 + 16,356 
Haoton .. t.loworth 43,313 + 4,659 + 12,450 
Homooy (M B)... 84,1!fl2 + 27,533 + 12,530 

~~;"rth .. o~ 8,m t d~ t 2,~ 
Southall·Norwood 26.32~ + 530 + 13,123 
Soutbgate .. ' 33.612 + 402. + 18,619 
8t&lnea 6,75 + 1,153 + 67 

;=='Tha~~ 1~::~ t 3,~ t 3,8fg 
Totteuliam .. 137,418 + 31,031 + 34,715 
'r .. lck.nham ... 29,367 + 4,964 + 8,876 

~.!r.:!f;..~· :: ~~::~~ t 3,~r t ~;~~; 
Wombloy ... .., 10,696 + 1,496 + 6,177 

~:!t0':.;;~ ::. 1~;~~~: 6:~~ t ~::~: 
Ylow.loy... ... 4,315 + 690 + 1,102 

'l'utOlln 
Mlr1dl •• 8Z {

(a) I~ + 242,648 + 323,116 
(b) 921,938 + 201,238 + 285,312 

42,678 
14,261 
26,612 
38,005 
58,176 
47,221 

2;:~~ 
8,380 

733 
6,398 
1,224 

15,473 
11,297 
3,415 

26,484 
32250 
42,059 

5~1 
3,450 

21,014 
19,039 
6,018 
3,669 

11,81 
119,874 
20,284 
8,333 
9,197 
7,448 

122,300 
37,587 
3,999 

794,973 
7(\C),703 

74-2 
861 
662 
62-1 
898 
838 
81-7 
597 
66-1 
689 
694 
508 
809 
662 
801 
68·2 
74-5 
497 
688 
556 
798 
M6 
743 
771 
662 
872 
691 
803 
771 
696 
794 
761 
927 

737 
760 

(Q) Total. for all d",lr,c/& 

7,098 + 
4,580 
8,142 + 
1,925 
9,109 + 
1,116 
5,931 + 

1,210 + 2,418 17 8 

1,365 + 3,132 183 
+ 718 162 

4,086 + 1,344 30 7 

1,807 + 456 24 4 

224 + 46 
288 -
242 + 59 
22·2 + 6-6 
328 + 21 
131 
266 + 22 

37,901 265 
30,280 + 8,488 + 7,350 22 e 262 + 36 

26'~1I< + 
7,601 + 

15,760 + 
14,516 + 
19,007 + 
15,344 + 
1,538 

11,896 + 
4,343 + 

428+ 

1':~r:; 
6,365 + 
3,826 
1,603 

15,033 + 
13,337 + 
24,069 

357 
1,161 
4,890 + 
5,713r-
1,981 
2,085 
3,442 + 

67,203 + 
9,124 + 
3,0661-
3,1119 
2,565 

P2,617 + 
18,204 + 
1,296 

8,274 + 
58 + 

2,869 + 
1,374 + 
4,815 + 

301+ 

967 + 
676+ 

79 + 
178+ 
36+ 

1,118 + 
+ 

11,084 419 
2,370 34-6 
4,277 386 
8,700 176 
7,866 238 
7.847 17 5 

6,331 252 
2,180 187 

34 48 1 
1,071 123 

49 222 
4,210 206 
1,867 193 

2,108 + 6,925 36 1 
1,092 + 5,312 26 0 

+ 10,335 191 
+ 106333 

188 + 
35 + 

+ 
+ 

819 + 
13,595 + 

210 + 
252+ 

+ 
+ 

28,315 + 
4,822 + 

3,263 123 
2,849 191 

669 198 
386 886 

1,682 125 
31'(27 343 

6.:125 186 
921 250 

2,27' 21-1 
1,714 188 

34,311 607 
7,428 316 

468 + 49 
459+ 1H 
40-7 + 2·2 
237 + 61 
293 + 56 
27-2 + 9·7 
300 
302 + 60 
291 + 104 
402r- 79 
207 + 84 
260 + 38 
333 + 127 
224 + 31 
376 
387 + 26 
308 + 48 
285 + 94 
435 + 102 
187 
186 + 63 
170f- 21 
293 + 96 
453 + 68 
193 + 68 
489 + 146 
311 + 126 
296 + 46 
296 + 84 
23'" + 63 
600 + 93 
369 + 64 
300 

401,207 372 
357,217 + 71,151 + 166,960 316 387 + 7-l 

:~~ 
1,069 

248 
1,502 

227 
1,076 

29 
37 
32 
29 
54 
27 
4-8 

5,636 38 
4,573 4'0 

5,847 
1,437 
3,~~ 

~:~~~ 
2,~~ 
1,677 

986 
37 

262 
66 

1~ 
32 

3,177 
2,295 
2,694 

2n 
1,074 

545 
290 
270 
831 

13,132 
1,351 

284 

~:i 
21,176 
2,489 

351 

78,349 
72,566 

10·4 
8·7 
S·7 
37 

102 
46 
4-9 
U 
66 
35 
28 
27 
63 
J.6 
76 
82 
53 
32 
54 
34 
41 
16 
43 
59 
3-5 
96 
46 
28 
66 
26 

137 
50 
81 

73 
7'9 

754f-
433 
702 + 
d~+ 

111 
912 + 

100 + 

7+ 
+ 

200 + 

73 + 

421 7-3 

211 98 
59 62 

289 113 

270 11 7 

108 
96 
86 
70 

128 
99 

164 

+ 35 121 HI 

- 12 125 112 
+·8 106 
+ 15127121 

+ 37 1-22 1·15 

HZ 
HO 
1·08 
1'01 
120 
1.08 
118 

4,226 11 2 112 
3,548 + 180 + 1,191 103 11-7 + 1 4 1 24 J.i5 1.14 

6,490 + 
1,257 + 
3,117 + 
1.843 + 
4,843 + 
1,924r-

193 

1.~J-:;:' 
37 + 

182f-
661-

997 + 
188 
278 

2,983f-
1,9761-
2,617 

44 
168 
6331-
4601-
190 
246 
476+ 

11,116 + 
1,1281-

294-
624 
208 

20,473 + 
2,190 + 

254 

1,471 + 2,192 209 
10+ 366172 

189 + 1,076 17·8 

1,2~~! g:~ ~~ ~ 
37 + 1,067 11 8 

1: t 
211-
23 + 
19 + 

164 + -

601 142 
696 151 

25 167 
82120 
2109 

729 124 
27 109 

78 + 1,458 188 
60 + 878 13'7 

+ 1,079 10'6 
- 3732·1 

109 + 
163 + 

+ 
f-

126 + 
1,014 + 

66 + 
61 + 

+ 
+ 

2,546 + 
450 + 

453 111 
216 82 
38116 
46 166 

188164 
6,280 166 

863 68 
79 100 

475 120 
133 89 

7,161 229 
723 136 

204 
165 
19S 
127 
255 
12-5 
126 
121 
212 
86 
95 

104 
157 
49 

173 
198 
148 
105 
123 
136 
129 
79 
96 

118 
138 
165 
124 
96 

177 
8·1 

221 
120 
196 

- '6 
- ·7 
+ 20 
+ ·4 
+ 34 
+ ·9 

- 21 
+ 61 
- 71 
- 25 
- ·5 
+ 33 
- 60 

142 135 
130 128 
J.38 1-81 
123 120 
133 140 
120 H6 

1&1 125 
135 1-25 
III 1 14 
118 J.i3 
114 110 
113 H6 

112 

+ 10 1-43 1·29 
+ 11 121 119 

108 
-198 ·86 

+ 18 
- ·3 
- 19 
- 48 
- 26 
- ·1 
+ 56 

- ·4 
+ 57 
- ·8 
- 8 
- 16 

135 113 
116 III 

113 
119 

1-23 125 
136 127 
HO 109 
114 108 

1-22 
122 

167 135 
1-29 121 

132 
J.25 
1-28 
116 
141 
120 
114 
118 
126 
115 
103 
102 
J.23 
104 
118 
126 
120 
104 
122 
114 
J.23 
1·05 
109 
Hi 
114 
126 
108 
III 
1-28 
112 
131 
H4 
126 

68,738 171 123 
63,839 + 6,550 +27,529 180 179 - ·1 135 128 1·26 

- (b) Totals Cor district. Cor which complete ngw,.; are avallable. 



Total. PopUlation. 1-0 roomed tenements. 1-4 roomed tenement&. 
IJl'ing,,:moreltb&r:t 2 persona per room. 

All t.enemuta 14 roomed tenements Average nQD1ber of 
P"It", ,., ,oom 

Inerease or deerea.ae Increase or decrease Proportion of total Increase or decrease Proportion of m 1-4 roomed 
.in the )lerlod. in the period population m the period. total occupanb 01 .ueh tenements 

ten.menU 
Urban D~trlcts. I Pr:~n Number ProPO" Number 

I 
1891-1001 11001_19U 

PopmQtloD, 20~::::OD, 

1S91-1001 I 1001 11911 I ~~ 
01 tiOD of of 

1891-1001 11001-1911 
1001 11911 I * 1891 11001.11911 ' 

1911. total 1011. popula- ~~, popula~ petsODS, 
tlon. 1901-11 lion 1911 

"""¥:.. centage, 
1901-11. 1901-11. 

per per per per per p.>r 
Burrer). cent cent cent cent. cent cent 

Barnes ... 30,377 + 3.148 + 12,556 20,611 679 9,267 + 4,707 266 305 + 49 1,427 47 1,308 + 678 138 HI + 3 122 116 
C&rsbalton ... 11,634 + 1,321 + 4888 6,967 599 2,501 + 432 + 1,268 183 215 + 32 :137 29 202 + 63 + 72 105 81 - 24~ H3 113 112 
Croydon (0 B ) ... 169,561 + 31,200 + 35,566 121,558 717 44,924 + 7,549 + 19,130 193 265 + 72 7,002 41 5,815 + 846+ 2,142 142 129 - 13 121 117 114 
E & W Molesey 6,492 + 638 + 8,:~ 4,686 722 1,754 + 998 126 270 + 146 218 34 174 + 7I 136 99 - 37 114 113 
Epsom ... ... 19,156 + 2,498 + 8,616 450 3,784 ;- 186 + 1,789 183 198 + 15 568 30 485 - 19 + 311 87 128 + 41 117 109 113 
EBber and Th. 9,009 + 1,382 + 2,843 7,887 796 353 36 

D.ttooa (part) 
19- 25 971 67·7 606 + 83 35·8 422 + b4 71 49 71 27 117 Ham ... ... 1,435- + 57 + 90 III 107 

KIngston-on-Th'ms 37,975 + 7,316 + 3,600 28,428 74·9 n,621 + 1,302 + 4,823 198 306 + 108 2,216 58 1,922 + 295 + 814 163 165 + 2 124 125 120 
(MB) 

1,166 + 8,428 11,437 88·' 3,017 233 473 37 344 114 Merton 12,938 + 1091 
R.ohmond"(·M B j" 33,221 + 4,797 + 1,549 19106 575 ~:~~ + 2,279 224 282 + 58 1,249 38 1,090 + 267 130 116 - 14 112 110 
Surblton ... ... 17,717 + 2,839 + 2,700 10,226 1>77 + 1,898 123 212 + 89 452 26 297 + 127 92 7-9 - 13 109 105 
Sutton 21,270 + 3,245 + 4,047 11,980 563 4,360 + 401+ 2,802 90 205 + 1I5 688 32 497 + 101 + 299 127 114 - 13 112 118 113 1 
Th.M&I~ anci" 12,137 + 1,205 + 5,904 8,249 680 2,296 + 1,237 170 189 + 19 401 33 334 + 262 68 145 + 77 105 III 

Coombe 
Wunbledon (M B ) 54,966 + 15,875 + 13,314 36,970 673 13,174 + 2,915 + 4,668 204 240 + 36 2,137 39 1,782 + 202 + 841 111 135 + 24 120 113 114 

Total In Burroy (a) 438.778 + 76,612 + 104159 297,692 678 17,602\ 40 
(6) 814,552 + 61,456 + 69746 214,519 68'2 80,364 + 12,413 + 34,480 187 255 + 68 12,948 41 10,703 + 1,488 + 4,479 136 13-3 - 3 121 117 114 

1-

~~~~~:; 1 (a) 
2,549,008 + 614,389

1 
+ 629,754 1,937,204 760 177,

0991 69 

DurtriclAl [(6) 2,197,678 + 546,3231 + 542,688 1,714,541 78'0 832,223 + 167,095 + 335,979 300 379 + 79 164,461 7'. 142,609 +_16,563 + 62,316 162 17-1 + 9 131 125 1'24 

(a) Tolal. for &II districts (b) TotaJ. for dt.tncta for wluch complete figures are avatl&ble 

NOTE -The Cetl8UI returns for 1891 and 1901 reqUITed infonnation to be funllshed 8S to the number of reoms 11 the tenements cOllBlBted of lees than 5 rooms, whIle the census of 1911 required thIS 
informabon m respect of aU tenements In cOJUUdering the figures of tf3nementa (of 1-4 rooms) and overcrowdmg.lt is nec6SEary to bf'8.r in mind tlIat the oomFarison bet"ePD 19) J and 
precedmg yean is affected by the greater completeness and accuracy of the 1911 figuteIJ, though it is Impo$S1ble to sa.y to what extont 
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APPENDIX 3. 

WORKmG CLASS DWELLINGS PROVIDED AND DEMOLISHED, 1911-1918. 

TABLES showing (i.) the number of rooms provided in working·class dwellings, 

(ii.) the number demolished, and 

(iii.) the net inorease or deorease in working-olass aooolDDlodation 

in London in the years 1911 to 1916. 

Number of rooms provided. 

CIty or Metropohtan Borough. 

I I 1911. 1912. 1913. 1914. 1915. 1916. 

Battersea ••• ... . .. ... 3 - ~ - - -
Bermondeey ... ... ... 56 110 47 223 -'- 347 
BethnaJ·green ... ... ... - - - 48 18 53 
Camberwe1l ... ... ... 503 164 137 291 - 3 
Chelsea ... ... .. . ... - - 1,461 - 270 672 

Deptford ... ... ... ... 145 72 88 39 85 4 
Finsbory ... ... ... ... - - - - - -
FuIham ... ... .. . ... 61 556 97 35 184 -
Greenwioh ... ... ... ... 471 133 258 33 - 496 (a) 
Hackney ... ... ... ... 128 19 64 24 21 27 

Hammersmith '" ... ... 144 244 499 500 - -
Hampeteed ... ... ... - - - - - -
Holbom ... ... ... ... - - - - - -
lshngton ... ... ... - - 28 - - -
Kensington ... ... ... - 64 24 - 44 96 

Lambeth ... ... ... 81 336 62 453 30 96 
LeWlsham ... ... ... ... 269 208 258 476 208 5 
PeddJugton ... ... ... - - - - 16 -
Poplar ... ... ... ... 78 44 24 60 - -
St. Me.ry\ebono .. ... ... - 89 - 219 103 -
Rt.. Panoras ... ... ... 288 396 592 383 6 -
Shoredltoh ... ... ... 597 128 138 - - -
Sonthw .... k ... ... ... 422 383 274 108 503 12 
Stepney ... ... ... 86 99 40 47 52 -
Stoke Newmgton ... ... ... - - - - - 48 

Woodoworth ... ... ... 1,450 709 914 1,032 379 183 
Westminster (CIty) ... ... - 15 505 - - -
WoolWloh ... ... .. , ... 416 418 611 I.268 4,690 (0 8,357 Co 
City of Landon ... ... ... - - - - - -

TOTAL .. , ... ... 5.204 U67 6,181 5,299 6,609 10,399 

(0) Inoluchng aooommodauOD proVided by \he Go""",menl in 1915 and 1916 ... folloW1l:-

Nnmbor of rooms. 

Boroogh. 
Cottopo. J 11_'" ToW. 

rr-_l 

Woolwich. 1915 ... 4,010 I 4,010 
1918 1,557 8.4011 7._ 

U""::wiob. 1918 :::1 4911 498 

-r-l &,581 I 8,9O<l "-&71 

I TotaJ 
1911-1916. 

3, 
783 
lI9 

1,088 
2,403 

<l33 
-

93a 
1,391 

283 

1,387 
--
28 

218 

1.064 
1,424 

16 
206 
471 

1,665 
863 

1,702 
324 

48 

4,727 
520 

15,750 
-

37,859 
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(ii.) Rooma oo.nol .. W. 

CIty or Metropohtan ·Borough.1 

Number of rooms demohshed. 

1911. 1912. 1913. 1914. 1915. 

--
Batters ... '" .. ... .. . - 205 48 62 91 
Bermondsey ... .. ... 19 228 261 691 232 
Bethna.1 Green ... .. " - 106 116 63 127 
Camberwell .. .. 19 179 304 420 64 
Chel.ea '" ... ... '" 568 435 491 - 238 

Deptford ... ... ... ... 18 171 17 100 27 
Fmsbury '" .. ... ... 64 281 282 469 -
Fulham ... ... ... 132 - 83 44 21 
GreenWIch ... ... . , ... 132 217 319 8 24 
Hackney .. .. ... .. 48 125 267 202 56 

Hammersmlth ., ... .. 209 76 130 72 91 
Hampstead ... ... '" - 10 - - 14 
Holbom ... ... ... '" 73 157 10 159 12 
Islmgton' ... ... ... 33 103 469 195 178 
Kensmgton ... .. '" 114 25 162 16 58 

Lamheth ... ... '" 1.478 1.301 788 1,017 127 
LeWlsham ... .. ... .. 6 19 76 54 4 
Paddmgton ... ... '" 24 105 331 160 4 
Poplar .... .. , ... ... 38 286 56 181 44 
St. Marylebone ... .. .. 403 220 206 108 343 

St. Paner .. ... ... " lD4 580 183 687 452 
Shorechtch .. .. '" 210 74 145 264 -
Southwark ... ... 614 309 638 431 260 
Stepney ... ... ... '" 89 879 446 491 55 
Stoke Newmgton ... '" - - 12 5 68 

Wandsworth .. , ... '" 106 61 39 UO 62 
Westmmster (City) 231 505 168 505 107 
WoolWloh ... ... '" 92 127 127 213 131 
C lty of London .. ... '" 155 6 - 22 -

Total ... ... ... 4,969 6,790 6,174 6,669 2,890 

(ni.) Net ~ncTetl8e or decrease in hou.nng accommodailon. 

Clty or Metropolitan 
Borough. 

Batterse .. ... ... 
Bermondsey ... ... 
Bethna.1 Green ... 
CamberweU .. , .. 
Chelse .. ... ... ... 
Deptford ... ... 
Finsbury .. ... 
Fulham ... ... ... 
GreenWich ... ... 
Haokoey ... .. 
Ha.mmersmith ... ... 
Hampstead ... .. 
iiolbom ., ... 
Islmgton .. , ... 
Kensmgton ... ... 
Lambeth .. ... 
LeWlSham ... ... 
Paddmgton ... 
Poplar .. .. , 
St. Marylebone ... 
St. Pancra.s .. , .. 
Shorechtcb .. ... 
Southwark .. ... 
Stepney ... .. ... 
Stoke Newington .. 
Wandaworth .. .. 
Westmuuter (Clty) .. 
WoolWlOh .... ... 
Clty of London ... 

.Lot&! ... ... --

19U. I 1912. 

+ 3 - 205 
+ 37 - U8 

- - 106 
+ 464 - 25 
- 558 - 435 

+ 127 - 99 
- 64 - 281 - 71 + 656 
+ 339 - 64 
+ 80 - 106 

- 65 + 168 
- - 10 

- 73 - 157 
- 33 - 103 - 114 + 29 

-1,391 - 965 
+ 263 + 189 - 24 - 105 
+ 40 - 242 - 403 - 131 

+ 164 - 164 
+ 387 + 54 - 192 + 74 - 3 - 780 - -
+ 1.344 + 648 - 231 - 490 
+ 324 + 291 
- 155 - 6 

+ 236 -2.623 

Number of rooms. 

1913. 1914. 1915. 1916. 

- 48 - 62 - 91 - 56 
- 214 - 368 - 232 + 332 
- U6 - 15 - 109 + 18 
- 167 - 129 - 64 - 15 

+ 970 - + 32 + 672 

+ 71 - 61 + 58 - 4 
- 282 - 469 - - 73 

+ 14 - 9 + 163 -
- 61 + 25- - 24 + 491 
- 203 - 178 - 35 - 155 

+ 369 + 428 - 91 - 58 
- - - 14 - 42 

- 10 - 159 - 12 - 57 
- 441 - 195 - 178 - 38 
- 138 - 16 - 14 + 96 

- 726 - 564 - 97 - 127 

+ 182 + 422 + 204 + 5 
- 331 - 160 + 12 - 12 
- 32 - 121 - 44 -
- 206 + 171 - 240 - 11 

+ 409 - 304 - 446 - 104 
- 7 - 284 - - 68 
- 364 - 323 + 243 - 303 
- 406 - 444 - 8 - 36 
- 12 - 5 - 68 ~ 48 

+ 935 + 922 + 317 + 120 

+ 337 - 505 - 107 - 71 

+ 484 + 1.055 + 4,551\ + 8.344 
- - - 22 - -
+ 7 -1,370 + 3,719(a) + 8.896{a) 

(a/ ltio!u<lm~ bou81ng a.ooomm"'ll'tion, pennanon! and temporary, proYlded by the Govemmeot 
• , (see 110te all p-odmg 1"'80). -

1916. I 
Total 

1911-1916. 

56 462 
15 1,346 
35 447 
18 1,004 

- 1,722 

8 341 
73 1,169 

- 280 
5 705 

182 880 

58 636 
42 66 
57 468 
38 1,016 

- 375 

223 4,934 
- 159 

12 636 
- 605 

11 1,291 

104 2,110 
68 781 

315 2,567 
36 1,996 

- 8ii 

63 441 
71 1,587 
13 703 

- 183 

1,503 28,995 

I Total 1911-1916. 

Increaae \ Decrease 

4~9 
563 
~28 

64 
681 

92 
1,169 

653 
686 

697 

751 
66 

468 
988 
157 

3,870 
1,265 

620 
399 
820· 

445 
82 

865 
1,672 

37 

4,286 
1,067 

15,057 
183 

23.637(a) 14,773 

+ 8,864 
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APPENDIX 4. 

Working-Class Accommodation, Greater London, 1902·18. 

Table showing the working.class accommodatlOn prOVided and demolished In Greater London 
during the years 1902-16. 

[Prior to 1912 the information was not oompiled for the whole of Greater London.] 

NUMBER OJ! Rooms. 

Extra·London. Totol-{}r ... t.r London. 

y ..... I London. PMt of P..,t of 
.... a. .. rea. Whol ........ 

Pa.r1; of Part of [WhOI ..... a. 
(29 cbstrIcts) (42 dIstricts). 

...... a. .... a. 

1902 ... ... ... 21.978 
(a) prOVilded. 

35.808 57.786 
1903 ... ... ... 25.906 38.006 63.912 
1904 ... ... ... 24.614 33.095 57.709 
1905 ••• ... ... 26.076 36.874 62.950 
1906 ... ... ... 20.469 29.482 38.967 49.951 59.436 
1907 ... ... ... 15.178 24.138 31.938 39.316 47.116 
1908 ... ... ... 10.387 16.862 22.195 27.249 32.582 
1909 ... ... ... 5.711 15.798 21.150 21.509 26.861 
1910 ... '" ... 6.950 14.079 18.229 21.029 25.179 
1911 ... ... ... 5.204 12.114 15.680 17.318 20.834 

Averllf!. (10 y .... ) 16.247 25.626 41.873 

1912 ... ... ... 4.167 9.456 11.454 13.141 13.623 15.621 17.30 • 
1913 ... ... . .. 6.181 7.452 9.827 11.933 13.633 16.008 18.114 
1914 ... ... ... 5.299 7.1I76 10.466 12.725 12.875 15.765 18,024 
1915 ... ... ... 6.609 3.722 5.247 8.999 10.331 11.856 15.608 
1916 ... ... ... 10.399 5,096 11.755 9.264 111.495 16.154 19.668 

Avorllf!8 (15 YOMl) 13.008 19.304 32.312 
----

(6) Demo IJished. 
1902 ... ... ... 4,201 86 4.287 
1903 ... ... ... 4.431 .72 4.903 
1904 ... ... ... 5.1I98 545 6.143 
1901l ... ... ... 11.768 246 12.013 
1906 ... ... ... 6.187 336 494 6.523 6.681 
1907 ... ... .. , 6.S72 364 727 6.736 7.099 
1908 ... ... ... 3.961 304 380 4.265 4.341 
1909 ... ... ... 4.569 199 232 4.768 4.801 
1910 ... ... ... 3.992 204 276 4.196 4.268 
1911 ... ... ... 4.959 673 807 5.643 5.776 

-. 
A verllf!8 (10 y.ars) 1I.605 343 5.948 _. 
1912 ... ... ... 6.790 353 493 807 7.143 7.283 7.597 
1913 ... ... ... 6.174 600 672 983 6.674 6.846 7.157 
1914 ... ... ... 6.669 649 901 1.287 7.318 7.570 7.956 
1915 ... ... ... 2.890 581 714 1.031 3.471 3.604 3.921 
1916 ... ... ... 1.503 550 661 924 2.053 2.064 2.427 

Averllf!8 (15 y.ars) 1I.338 404 5.742 

(c)Ne&Nnmb or Provided. 
1902 ... ... . .. 17.777 35,722 5U99 
903 ... ... .. . 21 .... 75 37.534. 59.009 
904 ... ... .. . 19,016 32.5l5O 51.566 
905 ... ... .. . 14.S08 36.629 50.937 

1906 ••• ... . .. lU82 29.146 38.,&73 43,428 62.765 
1907 ... ... . .. 8.808 23.774 SUll 32.580 40.017 
1908 ... ... . .. 6,428 18.558 11I,8111 22.964 118.1141 
1909 ... ... . .. 1,1'i 15.599 00.918 18.7<11 22.060 
1910 ... ... .. . 1.958 13.875 17.953 18.833 00.911 
1911 ... ... .. . ll35 11,4<11 14.873 11.878 15.108 

Averllf!8 (10 years) 10.84ll 25.ll83 25.925 

1912 ... ... ... -1l.623 9.103 10.961 12.334 U80 8.338 9.711 
1913 ... ... 7 6,962 9.165 10.950 8,959 11.162 10.957 
1914 ... ... ... _ 1.370 8,927 9.565 11,438 5.557 8.195 10.068 
19111 ... ... ... 3.719 3,141 USS 7.968 6,860 8,ll5! • 11.687 
1916 ... ... ... 8.896 4.54.6 5,174 8,340 13.4'i 14,070 17,338 

f---
A ...... (US F""') 7.670 18,Il00 26,570 

I 



APPENDIX 5. 

LOCOMOTION FACILITIFa. 
(i.) Number of railway passengers With workmen's tickets in the year 1913, and proportIOn of 

total passengers.-

Number of pa.ssen· Total number of ProportIon of work-
Ra.llway. gers With workmen's pBBBengers, mcludIng men to total pas· 

tIckets, 1913. sea.son tIcket holders. sengen. 
1913. 

Lomlon Local Ra,Zwalla-- Per cent. 
Central London ... ... .. ... 4,396,640 37,513,341 117 
City and South London '" ... 5.840,109 22,773,830 25·6 
London Electnc .. ... '" .. 21.136,580 100,088,171 21·1 
Metropohtan (mcludmg Great Northern 17,525,840 113,427,092 155 

and CIty) 
Metropohtan DlStnct ... '" .. 15,657,958 88,871,332 176 
North London ... .. .. . 6,488,192 30,598,731 212 

Total Local Ra.llwaya .. .. ... 71,045,319 393,272,497 18·1 

Trunk RadwaY8 serving LonrkJ'l/r-
Great Eastern ." ... '" ... 27,949,982 134,327,046 20·8 
South Eastern and Chatham '" .. 14,727,280 79,293,623 186 
London and South Western ... 9,332,134 77,211,162 12·1 
London, Bnghton and South Co ... t 9,415,404 80,425,711 11·7 
Great Northern .. .. '" . .. 6,694,127 64,664,662 10·4 
London and North Western ... 20,744,508 127,349,830 16'3 
Ml(lland (mcludmg London, TIlbury &ad 30,391,278 140,586,643 21·6 

Southend) 
Grea.t Western ... '" .. 14,185,438 137,931,962 10·3 
Great Central '" ... .. .. .. . 5,218,492 40,251,532 132 

Total Trunk Ra.llways .. '" ... 138,658,643 882,042,171 15·7 

Other Railways not servIng London '" .. 71,162,001 503,346,153 141 

Total G~eat Bntam .. , " ... 280,865,963 1,778,660,821 15'8 

(Il ) Lmllts of workmen's fares of 2d. and 4d. return on London railways .-

2d Return. 

Most outlying statIon between whIch 
and termmU8 the fare applIes. 

North of the R,vel -
Blackwall (G. E Rly) ... ... . . 
Poplar (N L Rly) . . ... . . 
Caunmg Town (G.E Rly) • . .. 
PlaIStow (MId. Rly.-L.T. & S. Branch) .. 
Stratford (G E Rly.) ..... . 
Wood Street, Waleh&llU1tow (G E Rly.) • 
Enfield Town (G E Rly) ..... . 
F1l18bury Park (GN Rly.) .... . 
F1usbury Park (G N &. C. Rly.)... .. . 
Fmsbury Park (L.E Rly.) ... .. 
Crouch Hill (Mld. Rly.) ..... . 
Htghgate (L.E Rly.) ... .. 
Golder's Green (L.E. Rly) • . .. . 
Chalk Fann (N.L Rly)* . . '" 
Fmchley Road (M.d. Rly.) .... . 
Fmchley Road (Met Rly) .... .. 
Loudoun Road (L. & N W. Rly.)* ... 
Edgware Read (L.E. Rly) ... • 
Westboume Park (G.W. Rly. and Met Rly.) 
Wood Lane (C L. Rly) .... .. 
Htgh Street, Kensmgton (Met. Rly.) .. . 
Hammersnuth (L E Rly.) ..... . 
Hammersnuth (M D. Rly.) .... .. 
Walham Green (M.D. Rly.) •. 

South of the Rtver-
Bnttersea Park Road (S E. & C. Rly. J ... 
Clapham Junction (L. & S. W Rly) ... 
Vlapham Common (C. & SL. Rly.) .. 
Herne Hill (S.E & C. Rly) ... • .. 
South BermOJldsey (L.B. & S C. Rly.) ... . 
Southwark Park (S.E. & C. Rly)" .. . 
Surrey Docks (E L. Rly)... • • .. . 

I 
n.stanoe 

from 
teI'IlllllU8. 

mIles. 
35 
65 
61 
46 
44 
7,) 

10'7 
44 
35 
3'9 
4-l 
43 
59 
56 
37 
38 
25 
43 
3·7 
68 
68 
4'5 
5·2 
4-8 

59 
4·0 
3·8 
H 
16 
l-7 
24 

4d Return. 

Most outlying station between which 
and termmus the fare apphes. 

North of the Rlver-
North GreenWIch (G E. Rly.) 
North WoolWICh (G E Rly.) 
~Iooor Park (G E Rly) ... 
Laytonstone (G.E. Rly) .. 
Laytonstone (MlIl. Rly) ... 
Tottenham (Hale) (G E. Rly.) 
Enfield (G N. Rly) ... .., 
New Southgate (G N Rly) .. 
WoodSIde Park (G N Rly) .. . 
Hendon (Mld. Rly) .. .. . 
Wemhley Park (Met. Rly.) ... 
Kensal RISe (L. &. N.W. Rly.) 
Willasden (L. &. NW Rly.) 
North Eahng (~LD. Rly.) .. 
Eabng Broadway (M D. Rly) 
Acton (G.W. Rly. and Met Rly) .. 

I 
DlBtanoe 

from 
temunus. 

nul .. 
44 
9'l 
66 
65 

120 
83 
91 
64 
87 
89 
83 
9'6 
97 
92 
96 
92 

Putney (L. & s. W Rly.) .. • 
50uth of the River- I 

Southfields (L. & S W. Rly.:.. . • 
Tootmg Junction (L.B. & S.C. Rly.)· 

5·9 
67 
91 
97 
9-4 
7-/; 

Selhurst (L.B. &. S C. RlY.) .. • , .. 
Crystal Palace (S.E. & C. Rly) .. . 
Crystal Palace (L.B & S.C. Rly.) .. . 
WoodSIde (8.E. &. C. Rly)... .. . 
Kent House (S.E. &. c. Rly) .. . 
Catford (S.E. &. C. Rly.) . . • • 
GreenWloh Park (8 E. &. c. Rly.)· '" 
Plumstead (S.E. &. C. Rly)... '" 

.. Station oIosed temporanly 

120 
81 
77 
80 

10-0 



47 

(hi.) Number of.workmen's trams daily to the several London ternuni. 

R.wway. Terminus. I 
Number of workmen's 
trams dOlly inwards. 

Metropohta.n A1dgate 
Baker Street 
ShoredItoh 

... , 69 (b~ 
23 

Metropohta.n DlBtnot ... 
Baker Street and Waterloo 
Great Northern, PIcoadilly and Brompton 
C.ty and South London 
South E .. tern and Chatham ... 

London, Brighton GIld South COlIBt 

D.tto 
Great Eastern ... 

'" Cheap" Trams 

U Cheap" Tra.ms 

CharlDg Oross, Euston a.nd Hampstead 
London and South Western ... ... 
North London 
lWdland 

Great Northern 

Waterloo and City 
Great Western ... .., 
London and North Western 
Great Central 

Maosion House (a) 
PIocadilly C.rcus (a) 
PIocadilly Crrcus (a) 
Bank (a) 
Victona 
Channg Crooo 
Holborn, Ludgate Hdl and St. Paul's 
Cannon Street 

"'lotona. 
London Bndgo 

London Bndge 
LIverpool Street 
Fenohurch Street 

LIverpool Street 
Fenchuroh Street 

Channg Orooo 
Waterloo 
Broad Street 
St. Panoras 
Moorgate Street 
Fenohurch Street 

Kmg'sOroso 
Moorgate Street 

Bank 
Paddmgton 
Euston 
Ma.rylebone 

18 

8 
20 
28 
19 (d) 

30 
41 

47 
18 

57 
12 

5 
8 

IJ 

4 
10 

110 
91(e) 
79 
80 
76 

n 
2 

69 
57 
44 
31 

23 

14 
12 
10 

9 
6 

Workmen'. Trains 8S3 
U Cheap II Trains 71 

Toto.! 924 

(a) These statIOns though not physio&! ternrlni are regardad as termini for the purposes of this table. ~'he 
trlWlS from both dueotlons are moludad m the nnmber shown. 

(6) Jnoludmg 2 tennmatlug at LIverpool Street, and 1 at ]{mg's Cross. 
(e) Jnoludmg 3 tomllDatlug at A1dgate East (from the East). 
(d) Jncludmg 3 tomllDating at London Bridge. 



HOUSING AFTER THE WAR. 

Extract from the Minutes of 'Proceedings at a meeting of the Council on 
23rd July, 1918. 

Report of the Housing of the Working Classes Committee. 
17th July, 1918. 

Housing after the w"r. 
I.-One of the questions which have been engaging the earnest attention of those whose 

business it is to consider the domestic action to be taken in connection with tho return of peace 
conditions in this country is that of improved housing accommodation for the people. Keen 
interest is taken in this question by all classes of the community, and the part to be taken by the 
Council in any general plan has occupied our most serious attention. 

The Local Government Board, within whose jurisdiction the question of local action lies, 
has recently called fur a full expression of the Council's attitude to this question, and we have 
gathered that the Board desires that a very broad view shall be taken of the prospective situa­
tion. If this is to be done, the views of the various local authorities whose areas surround the 
county of London must be ascertained, and due weight must be given to the special knowledge 
of the several metropolitan borough councils as regards the requirements and conditions of the 
metropolitan borougbs. For this purJlose we propoqe to hold conference with all the circa­
London loral authorities and to confer with the metropolitan bOl'ough councils. It is obvious 
that many important questions intimately connected with the main hOUSlDg issue must arise in 
connection with any such conference, and the value of a free interchange of views in this matter 
would be considerably discounted if such questions were excluded. We have, therefore, asked 
the committees concerned in these questions to report simultaneously with us with a view to the 
Council authorising their discussion. 

It does not appear to UP, however, to be necessary for the Conncil to delay the formulation 
of preliminary views. Indeed, we are of opinion that the tentative expression by the Council of 
a polior conceived on broad lines may well assist in focussing and crystallizing the views of other 
authonties. 

The conditions whioh will obtain for some time after the declaration of peace o&nnot be fore­
told with any exaotitude. It will be safe only to say that the public need for action will be great, 
while tbe economio situation will be strained. Proof of publio need is afforded by the existing 
faots aa to the increased presBure on accommodation cr~ated by the cessation of building opera­
tiona during the war and by the deterioration of accommodation which has inevitably takeo ~lace. 
This has resulted in inoreased overcrowding in dwellings otherwise suitable and in the oontinued 
habitation of dwellings whioh in normal ciroumstances could no longer be regarded as suitable at 
all. Pressure, in short, has produced and intensified slums. Causes of a. strained economio 
situation may be cited in the lDoreased and increasinl\' cost of labour and materials and in the 
resumption and redistribution of industrial activity which will accompany demobilisation. 

To assist local authorities in meeting the abnormal situation which will thus arise, the Local 
Governmeot Board, by circular dated 18th Marcb, 1918, has announceJ. that the Governmeo~ 
will make a grant towards the defioiency to be expected upon the el'ection of new working-class 
dwellings. This grant will take two forms. For the first seven years, at least, after the declara­
tion of peaoe a grant of 71) I?er cent. of the estimated annual deficit will be made. At the end of 
this period the dwellings Will be valued, a.nd 71) per oent. of the excess of the outstanding 10 .... 
over that value will. be met by the Stats. 

Dwellin~ are built by the Council under the Housing Acts either in pursuance of an 
obligation lind upon it by a. scheme under Part I. or Part II. of the Act of 1890 or, apart. 
tJtogether from oblif!'1\tion, under Part III. of the Act. When d\vellings are l",ilt by the Council 
in pursuance of an obligation the financial result of the operatlOn is estimated on the basis of the 
value of the land for housing purposes and not upon its cost. No element of the coat of clearing 
a.way an insanitary area is therefore involved. The deficiency grant will apply to dwellinge 
erected under Part III., but we are given to understand that it .nIl nl't be paid in respect of 
dwellings built in pursuance of an obligation. So long as dwelhngs are built dllrin~ the perind 
defined by the LoctJ Government Boord we are unable to see any reason for this differentiation-

l' '" 8.-600-16/10/18. D 6133. 



The Deed for rehou'sing is at least as great or there would be no rehousing obligation. The 
economic conditions are as strained.in .the 0!le case as in ~~e other. Upon this we feel so strongly 
that we regard the removal of this mequlty as a conditIOn precedent to the emergency policy 
which we are prepared to suggest to the Council. 

In order to be in a position to advise the Council on this emergency policy, we have for some 
time been collecting detailed information as to the housing conditions now existing in London and 
we propose to submit this information to the Council for pubhcation at an early date. In the 
meantime, however, we think that the Council should lay down in broad preliminary outhne the 
cour~e which It will follow for the period which the Local Government Board has recognised as 
that durmg which at least abnormal conditions will prevail, Damely, seven years from the 
declaration of peace. 

It is open to the Council to pursue in this period a policy of quantity or a policy of quality. 
To justify a policy of quantity It would be necessary to ascertain first of all the amount of 
additional accommodation likely to be required. Present conditions are such as to preclude the 
possibility of making any estimate of this. On the other hand, DO uncertainty exists as to the 
facts necessary to justify a policy of quality. The Dumber of houses in London requiring im­
provement from the point of view of sanitary arrangements, distributIOn, age and the hke is 
readily ascertainable, and the amount of work involved in dealing with these houses and 
providing healthy homes instead can be estimated. It is a kind of work to benefit most those 
who are poorest and most unsuitably housed; It belongs peculiarly to local government authorities 
throughout the country; and it has a far-reaching influence in raismg the general standard of 
public health as well as on the indiVidual occupant of the new houses. These and other such 
considEJrations as ought, in our opinion, to guide the framing of " public pohcy, have caused us 
to conclude that the pohcy of the Council should be one of quality. 

. The questIOns of the pace at which this broad general policy shan be pur.ued and its extent 
are of the first importance. On these qnestions the keynote should, we thmk, be acceleration. 
So much importance do we attach to this that we propose that all action should be subJect to the 
necessary amendments of the law being obtamed to make it pOSSible to deal With slum property 
both quickly and cheaply. Legislation in this direction has long been promised on hehalf of the 
Government. This was clearly brought to the notice of tbe Local Government Board in the 
Council's letter of 11th May, 1914, reported on 23rd February, 1915 (p. 272), in which the 
following passage occurs-

"Authoritative ministerial statements have, since the date of this resolution (29th 
.July, 1913) been made indicating the form which legislation will take. Property taken 
for, wier aba, 'slum' clearances, is to be acquired at a value assessed by a new body of 
JudiCial Commissioners, and by a Simplified process. Both the Chancellor of the 
Exchequer in his 'peeches last autumn, and the Prime Minister lD his speech at the 
National Liberal Club on 9th December last, said that the object and result of this reform 
would be to reduce greatly the cost of acqUIring property by local authorities in such 
cases as that now under conSideration. Moreover, the Chancellor of the Exchequer in his 
speech on the Budget on the 4th instant, said that the present cost of clearing' slnm ' 
property is ' prohibitive.''' 

Subject to this long-promised legislation being obtained, we are prepared to recommend the 
CouncIl to proceed at a pace and to an extent which is the measure of our conviction that the 
policy we advocate is sound and necessary. Apart from acceleration due to amended legislation, 
both pac~ and extent depend upon a variety of factors, among whICh may be mentlODed the cost 
and availability of labour and materials, the cost of acquiring property, the faCility with which 
property can be dealt with or acquired and houses be demolished, and the extent and availability 
of building land. All these matters are important, all are difficult of estimation, but nearly all 
are reduclhle with more or less accuracy to a money basis. We thiuk, therefore, that the pace 
and extent of the Couucil's policy may conveniently be expressed in terms of capital expenditure 
spread over the period whICh we have already mentIOned-seven years from the conclusion of 
peace. Takmg this basis, we have carefully assessed the amount of work which, in the light of 
-experience, we think the Council could reasonably hope to undertake, and have arrived at the 
conclusion that this may be put at a total of £3,500,000, spread over the period of Beven years at 
the rate of about £500,000 a year. We are not prepared to say in detail the exact meanmg of 
these figures in improved slum areas and wholesome dwellings, but that the magnitude of the 
undertaking may be, perhaps, the better realised, we would dIlLW attention to the fact that, even 
With the costly processes involved in the existing law, the Council, for nearly £2,000,000, has, in 
the past, cleared 55 acres of slums and provided new dwellings in connection thereWith for over 
16,000 persons. 

To carry out the policy which we have thus outlined the general procedure would be, first, 
by way of building under Part III. of the Housing Act of 1890 new hOllses both upon estates 
ripe for development and upon sites adjoining or near actual insanitary or overcrowded areas. 
This actIOn Will, we hope, serve to create a healthy dl'aught from insamtary to wholesome 
property. The estates already in the Council's possession and avauable for this purpose cover 
106t acres, and are capahle of accommodating an nltimate population of some 17,000 person~ on 
the baSIS of 1\'0 per room, while doubtle,s some opportuDities will occur fo~ the acquiSition 
of partially developed estates in SUItable locahties. Se~ondly, and 8S far as pOSSible concurrently, 
\I e would proceed to deal with insanitary houses and areas; and thirdly, alld also concurrently, 
we \lould plopo.e the el'ection of Dew dwellings as land thus became avallahle. 



We recommend-
(a) That the Houoing of the Working CI ..... Committeo"lb. authorised to hold coufereuee Wlth the 

looal autbontJ .. whose areaa sDrroDDd the caDDty of Loudon and to calif .. with the metropohtan borourh 
<lOUDolls to eoable th.m to r.port fully on the most .!feotlve methods for improVIng tho hOUSIng conchtions 
of Greater London &8 a whol.. [1I1I""lJ 1I amenlJelJ. 

(b) Th.t, .ubject (1) to the finanoial &88iatan .. mention.d in the Local Government Bo.rd oiroul •• 
of 18th M.rch, 1918 bemg .ppb.d to all bwldmgs ereoted DDde. Parts L, II. and m. of the Hou.mg of 
the W orklDg CI •• 888 lot, 1890, and (2) to the pasemg of the 10ng-prolDlsed legte1at.on for .... I.r.tmg and 
oheapenmg the aoqulSltlOn of slum property, the poho;v of the Counml &8 regards housmg during the 
penod of s.ven years followmg the conclusion of peace b. &8 followa-

( •. ) To .... I.r.te the d.v.lopm.nt of ..tateo already m the Council's po ...... on and oth.r .. t.~ 
aV&llable and npe for immechate developmeut by the erection of new dwellmgs und.r Part TIl. of the 
HODoing of the Workmg 01 ..... Aot, 1890. 

(li.) To arrange for the clooing and d.molition of insanitary hoU888. 
(w.) To .... I ... te,th. clearance of msanitary areas und.r 81ther Part L or Part n of the Housing 

of tb. Workmg Cl ..... Act, 1890, and the .... tlOn of n.w dwellmgs on the cleared ..... and .I .. where. 
(.v.) To spend upon cap.tal &oconnt for pnrp0888 .riamg out of thia reoolutlOn & snm.t the t.t. of 

.bont £500,000 a year for the .even years followmg the deolaration of p ..... , or a total in th.t y.riod not 
oxceechug £3,500,000. lllgreelJ. 
(e) That the foregoing resolutions (a) and (b) bs commnmcatea to the Low Government Board. 

[~ .. lJ. 

Motion made-That the report be received. 
D'ebate. 
Motion put and agreed to. 
Resolved-That the report be received. 
(la.) R'ecbmmendation No:l (a) moved. 

Ii. DB R. W AL][ER, 
Chairman. 

Amendment moved by Mr. Hobson, seconded by Lieut.-Col. Tasker-That the following bp 
added-" and that the Chairman and Vice-Chairman of the Building Acts Committee, the Finance 
Committee, the Highways Committee and the Improvements Committee be associated with the 
Housing of the Working Classes Committee at any conferences held under this authority." 

The Chairman of the Committee intimated his willingness to accept the amendment. 
Amendment put and agreed to. 
Motion, as amended, put and agreed to. 
Resolved-That the Hou,ing of the Working Classes Committee be authorised to hold 

-conference with the local authorities whose areas surround the county of London and to confer 
with the metropolitan borough councils to enable them to report fully on the most effective 
methods for improving the housing conditions of Greater London as a whole, and that the 
Chairman and Vice-Chairman of the Building Acts Committee, the Fina.nce Committee, the 
HIghways Committee and the Improvements Committee be associated with the Housing of 
the Working Classes Committee at any conference held under this authority. 

(lb and c.) Recommendations No.1 (b) and (0) moved, put and agreed to. 
Resolved acoordingly. 

Report of the Finanoe Committee. 

Housing after tho war. 
17th July, 1918. 

1.-'l'he Housing of the Working Classes Committee have informed us of the recommendations 
which they propose to submit with regard to the provision of houses for the working classes after 
the war. 

The salieut features of the proposals of the Housing Committee, which are subject to 
Government acquiescence in certain conditions, are as follows-

(,.) Expenditure by the Council of about £500,000 a year for seven years after the 
war, i .•.• a total outlay of £3.600,000, partly for housing and partly for dealing with 
insanitary areas. 

(ii.) The grant by the State of a percentage of the loan charges sufficient to relieve 
the Council of 75 per cent. of the estimated annual deficit on the erection of all dwelliuga 
erected under the Act of 1890 for at least seven years after the cOlbpletion of the buildings, 
with a final adjustment of the contribution by the State thereafter based on the difference 
between the then value of the dwellings and the outstanding debt thereon. 

It is proposed that the Council shall expend during the seven years after the war as much as 
it has spent during the whole period of the nearly 30 years of its existence, the net capital 
expenditure incurred by the Council up to 31st March, 1918, having been £1,146,164 for 
clearance schemes and £2,353.717 for dwellings and estates under the Housing Acts, making .. 
total of £3,499,881. 

It is important to bear in mind that, while the loan charges in respect of the capital ontiB.T 
of £1,146,164 fall upon the rates, the loan charges on the capital expenditure of £2,3:':',111, ur 
67 per cent. of the wbole, are met out of the rents of the dwellings and have involyed no charge 
on the rates. the policy of the Council having been that aU dwellings erected byoit should be 
self-supporting; lOud taking the dwelliugs as a wholl' this object has been achie ... ro. 



It is estima~ that the rents obtainable during the years immediately following the termina­
tion of the war will not be sufficient to meet the increased loan and other charges due to the 
necessarily high cost of building, and the high rate of interest upon the capital employed. If 
this be so it will create an emergency situation, due to the war, which will necessitate a departure 
from the sound economic policy of avoiding a charge on the rates for dwellin!!s. There should, 
however. be a limit to this departure from the Council's practice, and while It is impossible at 
the present time to suggest such a limit, we desire to emphasize the importance of the Council 
reverting to its pre-war policy as soon as Vossible. • 
. The Government, in annollDcing theIr policy in regard to housing after the war, have not 

found .it possible to estimate what will be the financial effect thereof, and for similar reasons it 
is impossible for us to forecast what will be the ultimate effect on the rates of the proposed 
expenditure of £3,500,000. 

Resolved-That the report be received. 

GEORGE T. GOLDIE, 
Chairman. 

NOTE.-Tlte Council on 23rd July, 1918, also autlwrised the d'8c1tssion at the proposed conference 
of the questions of town planning, the formation of arterial roads, and the provision and 
adequacy of means of transit 80 far as they are ancillary to the qllestion of housing after 
the war. 

On 30th July, 1918, the Council further direeted that the chairman and tJice-chairman oj 
the Parks and Small Holdzng' and Allotments Comm.tt.. should b. assocjated with the 
Housing of the Working Classe, Committee at the conferenc •• 

The County Hall, 
S.W.l. 

~~ -Clerk of the Council. 
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. MINISTRY OF RECONSTRUCTION. 

HOUSING . (FINANCIAL ASSISTANCE) COMMITTEE. 

FINAL REPORT. 

To THE RiGHT HON. SIR AUOKLAND OAMPBELL GEDDES, K.C B., M.P., 
MINISTER OF RECONSTRlJC1>ION. 

SIR, 
INTRODUCTORY. 

1. Thi~ Committee was appointed in May, 1918, by Dr. Addison, who was then Minister of Recon. 
,struction, with the following terms of reference (as amended) :-

"To consider and adVIse on the practrcability of assisting any bodies or persons (other than Local 
Authoritles) to build dwellmgs for the working classes immediately aIter the war, whether by means 
of loans, grants or other SUbsIdIes, and whether through the agency of State or Municipal Banks or 
otherwise. " 

2. In our Interim Report (Od. 9223) we set out the conditions which we antlcipated would have to be 
met by those building working-class houses in the period immediately succeeding the war, and then dealt 
with the case of Public Utility Societies. We nO'lV proceed to consider the case of the remaining bodIes and 
persons included in our terms of reference. 

PART I. 

Housing and Other Trusts. 
3. In our Interim Report we recommended that certain loans should be made and subsidies granted to 

Publio UtIlity SOCIetl<ls. We have smce considered whether the present definxtion of Public Utility Societies i 
(S<lt forth m para. 12 of that Rep()rt) should be extended 00 as to include certain other bodi<ls, not registered, 
under the Industrial and Provident Societi<lS Acts, in order that such bodIes might receive any finanCial 
assistance giv<ln by the Government to Public Utility Soci<lties. . 

4. We do not recommend that all ooci<ltles coming und<lr the d<lfinition of 'authorised societies' 
in the Housing (No.2) Act, 1914, (set forth in the footnote to paragraph 11 of the Interim Report), Bh()~ 
receive thIS financial assistance. For example, we cannot recommend that companies registered unde 
the 09mpanies. Acts should be placed on the same footing as Public Utility Socl<lties, even if they limit thel 
diVidends and mter<lst. To secure the necessary safeguards under the OompaUies Acts wculd be an unnecessa 
duplxcation. It is a simple and inexpensive matter for a company wlshmg to take up housing on Publx 

:.~g.:;;;;:;?M~:;; ;;;;~;~;;;~;; ;~;;;'i 
housing purposes, and there is no question of profit, the net income being used for further devel()pment 
Most of th<l89 bodies will naturally wait until conditions are more settled before embarking upon housin 
operations, unless they receive some form of financial assistance. Representativ<!S of some of these Trustt 
have informed us that th<lY do not reqUlre loans from the Government, but that if they are to bUlld durin~ 
the emergency period they would require to have Bome form of subsidy. In view of the fact that such Trustf 
eXISt solely for housmg purposes, and that it will be in the national interest that they should bUlld as IlOO11 
as possible after the war and thus utilise what funds they have available, we recommend:- r 

That Hou .. ng T'fUllts, not tradfng fM profit, which are appro'IJed by the Central Authority, .houlit 
receive assutance by way of "ubstdy to an e",tent equwalent to that granted to Publw U t,l.ty Societieil. 

6. We have considered whether any assistance could properly be given to charitable trusts, other than 
Housing Trusts, which might undertake the provision of housing for the working classes. We understand 
that little building' can be expected from this source, but we con .. ider that m approved cases wheM house, 
are bUllt by such trusts during the emergency period, the same financial assistance should be available tc. 
them as to H()using Trusts, and on the same conditions. 

We, therefore, recomm<lnd:-
That ChantabZe T'fUllts, other than H(J'U$ing T'fUllt8, undertaking the provuion of tiwellfng. /0'1' 

the work,ng classes, should m approved case. have .im,lar as ... tance to that given to HO'U8tng T1'1Ut" 
. and on the aame cond'~lona 

1. The question arises as to what those condItions should be. Clearly some of the safeguards proposed 
for Public Utility Societies cannot be applied to such trusts (e.g., the representation of tenant members ()n " 

-Board ()f Management). In the case, too, of Housing Trusts, there is no questi()n of profit and the trustee.. 
are rigidly bound by their Trust Deed, which can be in'peeted by the Central Authority before the Trust i.. 
approved. ' 

We, therefore, recommend:-
That the .a/eguma. on auck ca.e. should be-

(1) That the HOUSing Scheme (tncluilmg plana, lay·(}'Ut and, budding contract.) proposed to ba 
assMted should be approved by the Cent?al Authon.ty; , 

(2) That re~ts .ho,~ld be approved by the Central Authority; a~d 
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(3) That ~he books and accounts of the T'l"USt, 80 far as they relate to the $t!heme, 8hould be 8ubject 
. to ~8pectton and audtt by th~ Central A uthonty. 

Where 86SIstance IS gIven by the Local Authonty (se&- para. 43 of the Interim Report) that Authority could 
add ,any further conditions it thought fit. ' 

PART II. 

Bodies and Persons other than Public Ut~lity Societies and Housing Trusts. 

8. We have .now dealt with those bodies which do not make a profit, or whose profits are strictly limited 
by law .. It ~maIns for us to consider the. case o.f other bodies or persons building houses for the workIng 
classes ImmedIately after the war. In dOIng thIS we propose to deal separately with (1) 10lln and credit 
facilities and (2) subsidies. 

SECTION 1. 

. LOAN AND CREDIT FACILITIES (INCLUDING HOUSING BANKS). 

9. The question 'of loan and credIt facilities has been carefully investigated by a Sub·Committee of our 
members, consisting of-

Mr. J. G. Head, F.S.I. (Chatrman), 
Sir Harry Haward, 
Mr. E. H. Parker, and 
Lieut. R. L. Reiss (Actmg Secretary). 

They have taken a considerable amount of evidence. 

10. In the past the bodies and persons dealt with in this part of the Report, in sO far as they were not 
utilising their own money 01' share capital, have obtained advances from the following agencies:­

(a) Private mortgagees and financiers. 
(b) BuildIng societies. . 
(c) Co-operative societies (including the Co.operative Wholesale Society) making advances to members 

to enable them to build or purchase their houses. 
(d) Joint Stock Banks. 
(e) The Land. Improvement Company. 
(f) Local Authorities (exercising the powers under the Small Dwellings Acquisition Act, 1899). 
(g) The State (i.e., the Public Works Loan Board). 

11. Btrl'ore considering the desirability of establishing any new machinery, we thought it advisable tu 
explore the possibilities of utilising or extending existing agencies. We felt that if these could be adapted 
to meet the present needs It would be undesirable to frame any new machinery, which would involve .new 
staffs and considel'able cost. In considering each of these existIng agencies we have enquired how far their 
machinery was adapted to the purpose we have in view, the degree to which the agencies could be given a 
general and not merely a local operation, and how far each of them could find the necessary money for making 
advanoes or how far they would have to look to the State for it. 

PlUVATE MORTGAGEES AND ]\nrANCIERS. 

12. We have not thought it possible to make enqUlries as to the amount of money lIkely to be forth. 
coming from pI'ivate mortgagees and financiers as, in any case, the results of such inquines would not afford 
any definite information upon which reliance could be placed. We think It likely, hnwever, that the amount 
of money Il:vallable therefrom will be much less than under normal conditions before the war, OWllig to the 
numbel' of outlets for capital during the ppriod of reconstruction and to the relatIve unattractivenels of 
investments in house property built In1mediately after the war. 

BUILDING SOCIETIES. 

13. Building societies obtain money by means of shares, deposits and loans, and Use the money lor 
nlaking advances on mortgage, mainly to members purchasing houses or building houses for themselves, but 
also to a less extent to builders. A ct'rtain amolllit of their capital is invested in realizable securities. 

14. The lurger societies have many advantages to recommend them, which may be shortly 
summarised :-

(a) '1'hey are generally managed by men who have local knowledge and are of recognised standing 
in their respective districts. 

(b) They have a large Uleasure of public confidence. and sniall investors have been in the habit of 
placing money on deposit with. and of becoming shareholders in. them. 

(0) They are in opt'ration all over the country. • 
(rJ,) They have mostly been established for a considerable time and those responsible for their manage-

ment have great experience of this class of work. ' 
(e) As a rule their management expenses are low and their working eoonomical. 
(/) They will have a large amount of monE'Y available for the purpose of advaJM'es after the war. 

We therefore think tha.t building societies should be utilised as far a poasijJle ~ machinery for 
31663 
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makmg advances for h<Hlsmg purposes-subject, .however, to the tests for approval to .whlch we propos<; to 
refer lat.er-m preference to settmg up new machmery wIth mexperwnced st"fis, who mIght take a long hme 
to acquue the necessary knowledge. . 

15. The followmg statistIcs wIth regard to bUllding bOcleties are taken from the la,t published Heport 
of the Registrar of FrIendly SocIetIes, whICh is that for the year 191G;­

Number of Societies makmg returns 
Total membershIp 
Total AS8etS-

(a) On mortgage 
(b) In other securitIes 

Total Lwbtlttws-
(a) To shareholders 
(b) To depooitors, &c 

Total net balance of Profit and Reserve 
Total advances on mortgage durmg the year 1916 . 
Total advance, on mortgage durmg 1913, 2.e, the la,t complete 

year before the war 

1,467 
G28,285 

£58,000,000 
8,000,000 

47,000,000 
14,500,000 

4,500,000 
5,000,000 

9,000,000 

16 The greater proporholl of the bUblfiess done, and of the member,h'jl, i, in the hands of a com­
paratIvely small numoor of large societIes Thus, out of th,: total nnmoor of ,oclewes, the 4J larll'est 
dieties have nearly half of the total member<h1p of all the SOCieties, and ha1£ of the i{)tal amount outgtandmg 

II!'- mortgage securities. The cos·t of management per £100 advanced on mortgage is conblderably less 1Il 

Ifhe case of the larger than of the smaller soCleties 

17. Over one-half {)f the total amount outstalllhllg on mortguge conslbts of sums of £500 Or under 
advanced on th:\, 'securIty of small house property. 

18. DUl'Illg the WUl a 8maller amonnt has been advaneed on mortgage each year and as a result the 
"""OUllt of reahzable assets III the hands 01 the sOCleties has lIlcre~sed. At the end of 1915 "Other Assets '.' 
aniounted to £4,500,000; at the end of 1916 to £8,000,000 Thele are 209 socH,hes affiliated to the BUlldlllg 
SOCieties' ASSOCIatIOn At the end of 1916 the" Other Assets" of these socleties amounted to £6,000,000 
It Is calculated that by the end of 1018 the" Other Assets ,. of these SOCietIes WIll haye amounted to 
£10,000,000 If the iunds ot the SocwtIes not affilIated to the ASRocratlOn increase at the same rate the 
total" Other Assets" would amount at the end of 1918 to £13,000,000, though we think it safer for our 
purpose to assume a figure of £12,000,000 

. 19. The problem we have consldered IS -
(a) To what extent the bUlldlllg sOCIehes WIll proude the machmery through whlCh those buildmg 

or purchaslIlg new hous"s can obtain advdn"es III all parts of the COUll try 
(b) What amount of mon",y WIll be available In the hands of these soclebes for makmg advances. 
(c) What methods should be adopted lo secure that the bulk of thIS money IS uhhsed for making 

advances on houseb bUllt after the war 
(d) Under what condltJons the amonnt of money mentroned above mIght be sllPplemented by advances 

from the Stat.e to such soci"iies 

20. As regards (a), thele are soc1etle, of a sub,tantral SIze III most parts of Brlgland and IVales The 
BUlldlllg SoCIetIes' Assocwt10n expressed therr willingness to prepare a scheme by whIch the country could 
be covered, and we may conclude that, plOvlded It is deClded to utilise It, the machlllery WIll be adequate in 
this I,,"pect. 

21. As regards the amount of money avallaMe III the hands of SOCIeties at the conclusion of the waI, 
It IS somewhat dIfficult to gIve any precIse estlmate \Ve think, howev",r, that there WIll be at lea,t 
£25,000,000 avaIlable for loam hy soClet,eg in the two years ImmedIately succeedlllg the war. "Ve arrlv·e at 
tips fignre as tollows In the years before the war the BUlldlllg SoclOhes advalwed about £9,000,000 annually 
on mortgage If they contrnue to receIve the same amuunts of capJtal m the years after the war as they dId 
berm" (and there IS every Jeason to thmk tbat they wlll,eceIve at least as much), then they will have available 
for ,,<lvances £18,000,000 for the two years. But, as we }"'Yt' already shown 111 paragraph 18, it IS <,strmated 
that py the .eml of 1918 the SOCIeties WIll bave lIlvested III " Other Assets" £12,000,000. In the last complete 
year before the war the amount lIlvested III other assets was ].ess than £5,000,000; and, ecltImatmg that thIS 
IS the normal amount that would reqUire to be mve.ted ill Ieahsable "ecurlties, they WIll thus have £7,000,000 
over" and above thIS requirement. Addmg thIS £7,000,000 to the £18,000,000, we get the figure of 
£25,000,000 

Replebentatlves oi Buildmg Soclebe" thought that an even larger sum mIght be at then' dIsposal 
If they were allowed to make special appeals for additional capltal at tbe preBent tillIe vVe thlllk, how­
ever, that it would be unWIse to count on th,s for the present. 

22. The next questIOn for conslCleratlOnlS how f~r thIS £25,000,000 could he made avaIlable for advane'e, 
on new workmg class houses In the ordlllary way a considerable amonnt of the money advanced by socletie. 
1 .. kilt 011 ln~l--tgage of hou~e~ blUlt 80m£- bme plevlOusly, and whether the advance 1/:l to an OCCUpIer or to an 

mvestor, It 1; a matter of chance whether the advauce IS on a new house or not. It IS only 11l a limited 
number of "",es that the advance IS made tn the bUIlder Advance" by Building Societres would only dIrectly 
aSSIst m bolving the houslllg problem If the money IS lent for new houses The amount that would be 80 

utIlIsed would depend on the "atllm 01 the assistanll&l."u any, whlCh mlty be given by the State as regQrds such 
new houSoes. ,,, 

23 It h<ls been suggested that the SWe sho\lld place money on depoSIt WIth the sociehe; 1Il order to 
1llf'rease theIr a>-allable funds condihonany upon the money beIng utrlrsed :for advances upon new houses. 
It has al,o heen suggested that the Stat", should guaruntee the lIltere,t on, and prmcipal of, any advance over 
,md above that whIch the society would normally ,l!1a~e_ 

24. We thmk it deSIrable that th", Sta~shofJld encourage approved BmldlIlg SOCieties to make their 
funds more fully avaIlable for the purpose of1hlancing new bUllding immedlatelY'after the war In sUlt.able 
cas!>s the State might "lupplefuent. the societies' funds by d.epositing money with them for develoPlIl/l tben' 
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work- in this direction. Buildlllg SocietIes might be furtber ""Isteel by the use of municipal credit in the 
manner heremafter desprlbed. After care±ul consideratIOn of the questIOn, and after hearmg eVIdence both 
from the pomt of VIew of RUlldlllg Sociehe·, and from the representative of tbe RegIstrar of Friendly SoCIeties, 
we make the following recommendatIOns:-

That money from pub!.c fnnd. should be placed on depo .. t "Ath Bu,zdwg Socwtws (approved .n 
the manner suggested .n paragraph., 26 and 27) faT advances on houses budt subsequently to the terr",,' 
natIOn of the liar. It should O1.ly be placed on depa .. t wah the sonetws on the cond,tWT< that tNey 
also make advance.1 from their <JWn funds on such new houses, zn the proportzon of £2 from the,r funds 
to every £1 adla1/ced b11 the State. 

Accounts between the Building SOCl"ty and th.. State would he made up peI'lodically. The 
followmg IllustratIon will make ~hls proposal clearer. Suppose that a SOCiety had avaIlable lU the year 
Immediately succeed,ng the ternllnatlOn of the war £50,000 :for the purpose of adyances. If It advanoed 
from th,s amount a total or £30,000 upon mortgage of new working-class hou"", It would obtam from the 
~!tate £10,000 on c1epooit, ", reduclIlg the call on Its own funds to £20,000 lIfoney thuo placed by the State 
on depOSIt with BUlldmg So< l..ties would I"n~ part paS8U, as Iegards prnH'il'al, WIth otile,. money" plaQed on 
depOSIt by prIvate mdivilluals_ The rate of mterest on the State's depoSIt would, however, have to be fixed 
by the State. ·We a"wme tb.lt th,S would be the lowest rate at which the State ('(mId afford to lend wltho~t 
los<. CI'he extent to whicb the SOCIeties would make use of the proposed deposits by the State would depend'll'n 
what thIS rate of interest turned out to b",. 

!l5. Buildml': Sncidleb usually lend up to 80 per cent. of the value or houses In \lew of the proba.hI~t\ 
dii!erenc9 betwe.'n value and cost in the cabe of houses bmlt Immedlatrly aHer the W}ll, an advance ~ 
80 per ceni. of value tl' aD indIVIdual bmlder 01 purchaser of a house mIght le,we cOllslderably more tba. 
20 per cmll. of the cost to be found hy hIm. We thlllk that Ii advances on houseo newly erected after the 
wal are to be esleu,nelv made, It should he pOSSIble tm' BUIldmg Someties to adv"llce up. to !lO per cent. 
o{ cost But thpy would not he likely to do th,s unless some guarantee were gIwn to them 'as regalds the 
portIOn of the "dvallce 11] excess of what they would lend as a matter of oidmary bUbiness IVe do not 
thmk that such J guarantee could be gIVen by the Rtats, owing to the dIfficulty of lllveshgaimg m detail all 
the indnlduai eu,,'S "here advances are made by bmhhng SOCIeties all over the country 8u('h a guara1tee, 
mIght, however, appTO]lIlUtely be given by th" Local Authorlty of the alea, and pu1hc cletht thus utilIsed to 
faCllltate the prOVISlOlt of houses. 

,\ e therefore re('ommend-
That Local Authontw., ,ho1J}d be e7npou·ered, wzth the- approval of the Central Authonl.v, to 

guarantee tbe repayment ()f mortgages 7nade b.lJ appl'(J"'ed bmldmg wCletles -upon honses bu,/t hereafter, 
where the "d,,'ar.ce made e,'(eeeds tlw-thlrd, of the i·due of '?ifh houses; snch quamntee nut to exceeiL 
SO per cent. &1 the cost thereof, and to rematn operat" ve only ,u long as the outstandmg loan ts in, 
C.lICC" 0/ ttCO th,,·d. of the value of the houses for the time bewg. 

The rIsk thus taken by the J..ocal Authority would continue only for a lImited porlOd and would 
not be serious, and could m any event be covered by insurance. 

26 The faCIlItIes 1 ecommended III paragraph 24 .should only be gIven to ,oclelle" approved by the' 
Central Housmg AuthorIty. Wc aShumC tbat such authorIty, III gIving lts approval, would do so 1Il co-opera­
tiQn WIth the RegH,hal' of Friendly Societies, and It is possible that aSSIstance 1ll this cOlllleetion mIght be 
obtamed from the Rmldlllg Socictles' ASSOCIatIon, to whlCh most of the large bm ldmg socretIes are affiliated, 
and whICh has conSIderable knowledge or the SOCIeties and tbeir finanmal poSItion The g-uarantef' recom­
mended III paragraph 25 should only be g'lVen in the case Qf buildlllg SOCIeheR approved by the Local AuthorIty. 
and tben only WIth the coment of th" Central AuthorIty 

27. Vve obtamed eVlde]}"e fr9m the Iepresentative of the ChIef RegIstrar of FrLendly Societies as to 
the nature of the tests wInch should be appheu ror the purpose of deCldmg whether a ooc>ety should be 
approved Gweral1y speakmg, the Important points to conSIder would be the finunclal stabIlIty of the 
""ciety; ib method, of manag-ement, m partICular, the way In whloh lts valuations wem conducted; and the 
nature of It> audIts. 

28. At pre&ent one bmldmg SOCIety has no power to lend Its surplus funds to another SOCiety 'Ve 
rsulmmend-

That In order that Jurplus fU71I}s accu1nula.ted wane dutJnt may be a"",zable L.' anuther, b'ULldwg 
8oc,.elln .hauld be empowered to place money on depOSIt ,etth each other. 

29 A dlineult question arhe, as to what class of house should bave the benf'fit of tbe finanCial faclhtIes 
lecommended "Lo,e. ..h we have pomted out, these advances would he Ie_tlleted to hou,p, bUIlt after the 
war; hut- it would also he necessary to fix a hmlt eIther of value or cost TT nder the t>lllull Dw"llmgs 
AcqmsitHll Ad, 1899, whIch affords the closest parallel to the present case, L{)cal AuthorItIes may make 
athance, fin houses of a value not exceedmg £400 III a later sechon of tbls UejlOlt we recommend tbat 
this hmlt should be inl'~aRed, and we tbmli; the extended hUllt ,houId be adopt<Jd here. 

\\~ e therefore recommend-
That depo.",,, lJy the State ,",In budd,,,!! sortetleS sho"ld orz/'I be made and guarantees by Lowl 
That depoSLtg by the State ,otth btllldmg soc,ptle.1 should only be 1node, and gua,,,,,ntee,, by Local 

freehold •• and leaseholds for not less than 99 years unPitptreJ, £500, and zn other {'aoes, £400 

dO. 'rhere are about 1,300 Oo-opel 
them belllg affihateu to the Co-operative 
the Co.operatIve Wholesale SOCIety IS 2! 

31 Th" mam buruness of these 
undertaken the bUIldlllg of houses, or the 

(a) by bmldmg or purchasing the bouses as 
(b) by buildlllg and selling to theIr members 

H663 

throughout the country, about 1,200 of 
membershIp of tbe SOCIetIes affilrated to 

work. but many SOCIeties have III the past 
eliher-
lettlllg them; or 

lII;st"lUletLts;_ or 
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(c) by acting practically as building societies; that IS to say, making advances to their members to 
<!nable them'tq purchase houses. 

The total amount of co-operatIve capItal at present mvested either in house property or on mortgage is 
about £9,000,000. 

32. We have received evidence to the effect that little fresh money will be available in the hands of 
co-operative societies for housing purposes after the war, as the societies, and particularly the Wholesale 
SOCIety, WIll need the bulk of the money at theIr command for the development of their own operations, in 
view of hIgher prices and the vanous new business actIvities which the Wholesale &ciety contemplates. 
There WIll, however, be a certain amount of surplus money in the hands of indIvidual societies, and the 
societies might be able to raise,money speclally for the purpose of housmg. It would be unwise, however', to 
rely upon much money commg from thIS source, and it would be therefore mainly as a machinery by whIch 
advances could be made, of money found by the State or otherwise, that co-operative societies could be 
utilised. 

33. A proposal was submitted to us in the first mstance that loans of 80 per cent. of the cost of houses 
purchased by members of co-operative societies should be made to such members by the Government through 
the Co-operative Wholesale Society 'and the local SOCIeties, the Co-operatlVe Wholesale Society undertaking 
responsibllIty to the Government for such loans . 

.. 34. In view of the standmg of the Co-operative Wholesale Society, and of their substantial assets 
amounting to £22,000,000, and of the assets of the individual cO-operatlve sooieties amounting to £70,000,000, 
there would be lIttle risk on the part 01 the State in doing this; and, as the co-operative societies are spread 
all over the country, they might in this way form a valuable supplement to the bUIlding societies. But, 
even so, it is very doubtful whether the State would be prepared to find the whole of the capital in this W8.]. 

35. In order to utIlise this agency and to minimise the demands upon the State for capital, we suggest 
the following soheme '-An indivldual co-operator who was prepared to purchase a house built after the war 
(or tQ build one) costmg, say, £400 but valued at £300, would WIthout difficulty obtain, m the ordinary way, 
two-thirds of the value of the house on- first mortgage, that IS to say, £200, He would only come to his 
society for the difference between this figure and 80 per cent. of the cost, that is to say, £120, The local 
SOCiety would lend this £120 on second mortgage, and would obtam the necessary advance from the Co-opera­
tive Wholesale Society, who in turn would obtain it from, and be responsible for its repayment to, the 
Government. 

We therefore recommend-
That where the Co-operative Wholesale Society ha.t a.iVvanced money on mo'/'fgage to any member 

of a co-operatVlJe sootety (ettMr dtrectly 0'/' through that soctety) to enable h,m to purchase a howe, 
tM State should, upon the Wholesale Soc,ety undertalang to be responstble for payment of prlncipal 
and tnterefit, lend to the Wholesale Somety " sum (not ea;ceedlng tM amount advanced by the Whole­
sale Society) equwalent to the amount by whwh any such ad.'ance (together wtth the amount a.iVvanceil 
on any prtor 7Tl(Jrtgage) .:cceeds two thtrds of the value of any such hoUlie and does not .:cceed 80 per 
cent. of the purcha.te p'l'tce. 

TM Co-operatwe Wholesale Society should a1.,o have the same fac,lities in regard to State depos>t& 
a. those recommended in paTa. 24 .n the case of butld,."g socteetes (that t8 to say, depoSlts on the pro­
pornon of £1 of- tM State'. (owney for every £2 of the soc'U'ty's 1110ney advanced on mortgage). 

These fac,latus should"only be gwen tn regard to morlgagea upon houses bu,lt hereafter and not 
ea;ceedvng on value the figures rec01l1ll1!.ended above in regard to bu.ldtng somet'e. on para. 29. 

JOINT STOCK BANKS. 

36. Not much help can, in our opinion, be expected from the Joint Stock Banks in providing long term 
credit for the supply of houses for the working classes. In the past banks have advanced money to bmlders, 
upon security, for the erectIon of houses. These advances have been repaid by the sale or mortgage of the 
houses when completed. The banks WIll, no doubt, contmua" to glve such accommodation, and even without 
security, proVIded the repayment of the money is assured wlthm a reasonable penod_ 

The banks have also in the past made advances to buildlllg. societies, WIthin their borrowingc powers, 
either with or WIthout security, accordlng to the standing of the sOCIety_ Such advances, if secured, have 
been made against the society's mortgages. If bUlldlllg SOCIetIes were in the future to advance moneys to 
their members during the erection, but before completion, of the houses, the banks would doubtless be pre. 
pared to grant faclhtles to the societies, assummg theIr borrowing powers to have been enlarged, and provided 
repayment at a short date were assured from some defilllte source. 

In -the same way, banks would be prepared to give temporary financial aSSistance to Corporations, Public 
Utility Sooietles and other bodIes with borrowing powers. 

The banks could not be expected to lock up their resources for long periods of years, but we think they 
may be l'elied upon to help in financing, upon reasonable terms, the initial stages of housing operations. 

INSURANCiE CoMPANIES. 

37, We thought it advisable to consider how far the large funds of insurance companies could b,e made 
available for housing, but have come to the conclusion" first, that such funds could onl! be obtaIned on 
ordmary commercial terms, and secondly, that the compllllles would only be prepared to deallllla~ge amounts. 
If a building society or a local authol'lty could offer these terms, the money would no doubt be available. 

LANDs IMPROVEMENT COMPANY. 

• 38. In rural districts a large proportion of the cottages are built by landowners as part of the equip­
ment of thei!' estates. The Improvement of Land Act. of 1864 and 1~99 were passe,d for ~he purpose of 
assisting landowners to carry out improvements on their estates, 8uch lmprovement. lllcludlllg, .nt .... ol,a, 
the erection of oottageii. The Lands Improvement Company was incorpomted under the Act of 1864 ~or the 
purpose of making advances to lando",,:ners. The partIcular advantage .whlCh tbe landowner obtalll8 by 
borrowing under these Acts is that, be i. enabled to grant a first charge m respect of ptoney bo:rowed f~ 
improvements eVen where he already has mortgages on hi. estate, and would otherwlse find difficulty III 

, ••• ~ - - .t~ ....... l.. ....... l,nan nll l"easonable term.s. 
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39. Under the Improvement of Land Acts· a landowner can submit a scheme to the Beard of Agricul­
ture for the execution of improvements to his land. "Improvements" include.tlie provision of-

(a) cottages for tabourers, farm servants and artisans; 
(b) dwellings available fQr the wQrking classes. if their provision is not injurious to the estate. 

If the Board are satIsfied that the improvements are deSIrable. and will increase the yearly value of 
the land by a sum at least equal to the rent chaI'ge to be created. the scheme is approved. and the Board 
grants a rent charge. secured on the whole or a portion of the estate. in favour of the landQwner or .his 
lender assuring the repayment of the expenditure with mterest. The rent charge is :for a period not 
exceeding 40 years and has P'l''''J1'it1J over all earlter charges with the exception of specified ones such as 
quit rents. The rate of interest is not t<l exceed 5 per cent. The full e~penditUl'e is advanced, usually ~y 
the Lands Improvement Company, on the security of the rent charge. Owmg to the excellence of· the seCUrIty 
the Company is able to lend at a comparatively low r~e of interest. 

40. The total amount advanced by the Company since its incorporation exceeds £2.000.000. Before 
the paSSIng of the Settled Land Acts, the Company used to make advanoes amounting to about £450.000 
annually. In the years Immediately preceding the war its advances amounted to about £100.000 annually, 
but only a small portiQn of this was advanced for cottage building. 

41. The Company finds the money for advances partly from its own funds and partly elsewhere Dn 
enqUIrv whether a much larg'er amount mIght be marle available In the years ImmedIately after the war 
for cottage buildl1ll\'. the QffiClals of the Company expressed the opmi<lll that. if the term. upon which 
advances can be made are altered in t.he manner hereafter described. there would be no difficulty m fill(hng 
a large sum fQr the purpose. say £25,000,000. during the next five years. They did not think, however, 
that the money would be forthooming with the existing statutory limit of 5 per cent. on the rate of interest 
payable on loans. What mattered most was not the gross rate of interest. bnt the net amQunt after deduction 
of income tax. l.'hey pointed out that at pl'esent the Company is charging 5 per cent interest subject to 
deduction of 6s. in the £. showing a net return of £3 lOs. per cent. They stated that this was insufficient 
to obtain mQney for the purpose of making advances in competition with the 4 per cent. tax-free war stock 
issued by the Government. The Company proposed that it should be allQwed to lend to landQwners at a net 
rate of interest-free of tax--<lf £4 lOs. per cent. The landowner would then pay his income tax direct 
to the G<lvernment under Schedule A. in the same manner as he does at present. but would not deduct it 
from the interest paid on the loan. 

42. After oonsidering the effect of the proposal. made by the Company. we recommend- . 
1'hat the l'mprovement 01 Land Acts should b. a.nended so as to peN/I}t 01 the Lands ImpTovement 

C01llpany chargong a rate of interest on loans not el1Jceedmg 6 per cent. subject to income tOI1J, 01' not 
eJJceeding 4l pet' cent. free 01 income t/llJ). 

H this proposal we1'e adopted. the Inland Revenue would n<lt be affec~ed, 'while suffiCIent money would 
apparently he ava.lable for making loans te all landowners anxious to avail themselves of these facilities. . 

43. We are informed that recently the Company has permitted landowners to pay oft' the outstandin!! 
portion of a lQan, subject to reasonable notice. This was not the former ~actice and we think it important 
that the Company should be required to permit owners to redeem loans on sonable term. if they so desire 
the terms in case of dispute being settled by the Board of AgriCfIture and ishedes. • 

44. The extent to which landowners will make use of the facilities available under the Improvement 
(If Land Acts for financing cottage building will depend to some extent upon the nature of the current 
requirements of the Boord of AgI'iculhtre with rpgard to cottage construction. 

LocA.l. AUTHoaluEs. 

Loal/' und~r the Small Drl'ellmgs Acquisrt&on Act, 1899. 

45. This Act empowers Local Authorities to advance to residents Or intending reSIdents in thElil' 
area. in OJ'der to enable them to purchase for occupation houses not exceeding £400 in value. a sum not 
exceed,ing 80 per oent. ~f tho value of such houses; In the case of freeholds a~d leaseholds for 99 years 
unexpIred. the advance IS not to exceed £300. and ,n other cases £240. For vanous reasons comparatively 
small use has been made of the Act. Only 48 out of a totsl of some 2.100 Local Authorities have ex~sed 
their powers under it. and only £412.629 has been advanced since its passing of which more thrut" hair 
has been lent by si..'C Local Authorities. ' 

46. We thInk that with the present great shortage of houses the Small Dwellings AcqUlsition Act 
aubject to certain amendments, might be a useful supplement to the work of bUildIng SOCIeties and the othe; 
agencies. 

'" e reoommend-
TMt the SIII411 Dwell."gs Acquis;tlon .4ct. 1899 • • ho .. ld t .. allLNld"d a. 'ollotr.:-

(a) I" '!Jiele 01 the .n ..... eased co.t 01 buildulg, tlu. Pre.fe1lt 1l1,~it 01 volu .. of £400 .TlOuld be ."crea~ed 
to £500 in tit., cas" 01 frerhold 100"'''' alld lPOs./told ho .... es ... ltt',e at lea.t 99 year. 01 tbe term 
is .. "e,..,,;,.,d, tlte p .... sent limit of £400 beIng ,..,tained .n tlu. ctJI/f! 01 other lea$ehold howe •. 

(h) I .. 11>8 eo" 0/ ,,1/ I"h .. " 1IIOrtgag"" 100 .... hollld be p .... l1Iltll'd tip to 85,'l'r ('enl. ol'l'alll", III plae, 
01 tl.e p"".~,t 1",,&1 0180 PI" cent, 0/ '!Jalve. • 

(c) In tlte .pe";al ca ... oJ '''" .. hou ... " built afte, th .. ........ L<>cal A..tho,.i~ •• MuLl h .. empol('tr'ed 10' (J 

p ..... od 01 j' year, after ti,e 1l"""Mfton 0/ the .('ar. to adr~n('e up to "itlre; 85 per .. pnt. 0/ the 
-val .... _ Of' 80 pno emf. 0/ th" C<MI to th .. first plWChlJSf'I". Ichicherer .MIl be tl'6 greater. 

~\ of 186(. sa. 8, 9 (8). 15, l!D-2' and &1 ; A.I of 18\>9 ... 1 (I). as amended by _OR 25 of \he Ser.u.J Land Ac .. l!!b't, aud 
!leo. H of \he HOIIOlOg Acl of 189J as altered by Sec. 7 of \he BO .. SlOlI, elc., A-n, 1909 
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(d) The maxtmum loar> ~im.tt of £300 tn the case 0/ freeholds a .. d leaseholds/or 99 years 1llluptred 

• end 0/ £24Q tn the case of other hou.fe" should 'be aboZ,shed. • 
(e) Local Autho1"lt,eb should be empouered to reconvey a mOl'tgage, made under the Act, by a sl7/tple 

recetpt endorsed on the mortgage .. ~eed, tn the same !l ay as bu,ldmU soe,etlCs may now do. 

Exten;ion 0/ Lendtng Powers 0/ Local Authonhes to Persons outside the Small Dwellings Acq"mtlOn .let. 

41. We consider that in certain cases powers to Local AuthorIties to make advances to borrowers not 
fnning within the terms of the Small Dwelhngs AcqUISItion Act might be useful. Even if all our reeom­
me.ndatlOns be adopted, there ~ill be no general power to Local Authorities to make loans, for example, to 
bUI~ders. undertakmg t~e erectl~n of houses ~or th~ wor~ng classe~. There may be cases in which pnvate 
capItal 18 not forthcommg, or clrCumstances m whlCh It 18 not available on reasonable terms and we think 
that in such case~ It should be in the power of the Local Authority to make advances if It thinks fit in r""l'oot 
of aff~r-war houses erected under schemes approved by them. 

'We therefore recommend-
That Local Authoriltes should be empowered to make advances to any persons or bod .. s bluldllbfJ 

houses lor the worktng dlosses, .. tuate w,tlnn the munictpal area or on land adJacent thereto "nd~r 
. schemes approved by the Local Authonty. 

The I"mtt. in regard to the '7IUUlnmum value of such house •• ho,tld be the Bame tn th" ca..e a. 
tT.08e recommended "11. para. 46 above-but the advance .ho11Jd not tn any case e"ceet! 75 per cent. 0/ 
the value. 

TIlE PUBLIC WORKS LoAl'l COMl4ISSIOlmRS. 

48. Under Sec. 67 of the Housing of the Workmg Classes Act, 1890, the Public Works Loan Commi .... 
sioners have power to make loans to borrowers constructing or improvmg, or facihtatmg the construction or 
improvement of, dwellings for the working classes. Under Section 4 ot the Housmg, Town Planning, etc., 
Act, 1909, these loans may be made in the care of Public U~lhty Societies up to two-thirds of the value of 
the property mortgaged. In the case of other bodies and individuals, the loan is not to exceed one-half of 
such value. A lower rate of interest is charged to borrowers who limit theIr profits than to others. 

The case of loans by the State to Pubhc Utility SoCIeties is fully dealt WIth in our Interim Report. It 
WIll be open to employers and others who are prepared to be bound by the safeguarrls in that Report to form 
such societIes and obtain the facilities offered to them. Loans to landowners, and loam, by Local Authont",. 
to prospective occupying owners and to builders and others falling outside these classes, are dealt with above. 
'\\-e are not prepared to recommend any alteration m the existmg arrangements on whICh loans from the State 
can be obtalD~d in these cases, as we conSider the matter one which can only be dealt With properly by the 
Local AuthorIty. 

HOUSING BANKS. 

49. We have now dealt with existing lendmg agencies. There remaIns to be COMidered the question 
pi th" establishment of Municipal or State HOllsmg Banks· m supplement of these. 

Mununpal Homtng Banh. 

50. Wlule we are of opimon that the fullebt posslble use should be made of eXI,ting agencies, and of 
the proVisions under existmg Acts of Parhament (WIth the amendments we have suggested), yet we recog­
ni'*ld that Municipal Housmg Banks (which would practically act as buildmg SOCietIes) might form a useful 
supplement to eXIsting faclhties, and that experiments in thIS duection mIght be useful. No such banks 
are at present in exIstence. '1'he Birmmgham Corporation had, however, established a MuniCIpal Savwgs 
Bauk under the MunICipal Savings Banks (War Loan Investment) Act, 1916 (being the only Corporation to do 
so), and propose to take powers to :form a new MuniClpal Sa.vings and Housing Bank to take over the eXlstmg 
bank, and to add to It a housing Side. \Ve thought it desirable, therefore, to obtain evidence from 
Birmingham as to theIr past experience, and new pmposals. . 

51. The provisions of the Mumcipal Savings Banks (War Loan Investment) Act, 1916, may be briefly 
summarl'*ld as follows:-

(1) The Council of any Borough whose populatlOn is not less than 250,000 is empowered, With the 
consent of the Treasury, to estabhsh and maintain a Savings Bank, and to receive deposits, andj 
guarantee the payment of interest on, and the repayment of, such depoSits, and for tbat purpo-6/ 
to charge Its local rates or funds. i 

(2) The bank may not receIve any deposits except from employees through their employers. • 
(3) The bank may not receive any deposit whlCh makes a sum standing in the name of any depo"ltor' 

exceed £200. 
(4) The bank must be wound up three month" after the terminatlOn of the war. 
(5) All sums belonging to the bank, except such as are required to meet current habllitles, mu,t bel 

wvested through the National Debt Commissioners m securities i<sued for the PUrpo""8 of th ... 
war, t.e., in Treasury Bills or Ways-and-Means advances. . ~ 

(6) The accounts of the bank have to be kept separate from all other accounts of the CounCil, and no_ 
money paid into the bank may be used for any purpose of the Council otber tban that of thel 
~~ I 

(7) 'rhe rate of interest payable on depOSits is subject to the approval of the Treasury. 
(8) No c1<"positor may ~Itharaw more than £1 without givmg seven days' notir ... 
(9) The bank must be ('arrier] on in accordance with regulatIOns made by tbe Tre'liury . 

• We have taken the term. U Housing Bank" to mean all instItution which obtams funds by way of deposd, loaD or oiheJ"W"" 
for Houslns purposes, and wh!ch make, advoncee to depolllt.on, builders, or oth.no hullding or plU'Cbasiug hOD..... > 
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52. We have beelt Informed that tw.o or three other Corporations in ad(htion to Burningham, ih-}nu:-­
ticular Glasgow and Newcastle-upon-Tyne, con~idered the questiOl): of formmg such a bank· and that som. 
-(If the reasons why they did not proceed were-- • • • 

(a) tile fact that in the meantime W f\r Savings Associations had been established; 
(b) that organised La.bour was opposed to savings passing through employer.; 
(0) that the organisation would have t,o be brought to an end three months after the termlllahon 

of the War, and, . 
(d) the restrichon on investments. • 

One of the reasons, moreover, why Birmingham, unlike other large towns, has made u'a of this Aet is 
no doubt the fact that there has been no Savings Bank in Birmingham since 1864. 

53. Mr. Alderman Neville Chamberlain, M.P., ex-Lord Mayor of Birmingham, Mr. A,"*ur Collins, 
the Birmingham City Treasurer, and Mr. J. P. Huton, the Manager of the BIrmIngham Corporati.on SavIngs 
Bank, attended to give evidence before,the Sub-Committee. Mr. Chamberlain was of'opinion that the 
BirmIngham Savings Bank had been a considerable succesS. It had, however, been hampered by various 
restrictIons, the nature of which is indicated in paragraph 55 .(2). The bank had collected £395,000 from 
31,000 depositors. Its investments amounted to £180,000, and there was £50,000 in hand. There had been 
an excess of expenditure over income In each year of the bank's existence, but such excess has been a 
~hmiUlshing quantity. . 

D4. Mr. Chamberlain stated that the operations oJ: the BirmIngham Bank had been prejudIClalll( afferted 
by the restriction on investment. He attributed the excess of expendIture over income to the fact that the 
National nebt Comm~ssioners had interpreted the sub-section dealing with investment as empowering them to 
invest money of the bank only in Treasury Bills and Ways-and-Means advances. Thus the bank's money 

·earned only a low rate of interest. If the money could have been Invested in War Bonds or War Loan, 
there would have been an excess of income over expenditure. 

55. Mr. Chamberlain summarised the new proposals of the BIrmingham Corporation as follows:-'-
(1) That there should be a Municipal Bank WIth a Savlllgs SIde and a Houslllg SIde. It would take 

over the eXl8ting bank. 
(2) So:(ar as the SaVIngs SIde was conc~rned, the eXIstIng restrIctions should be I'6moved or modIfied 

in the following manner:-
(a) The e:lI:lstIng limit of £200 should be removed. They would probably have to agree· to 

eame limit, and he would be satisfied if a £500 lImit was imposed. One suggestion 
was that f01' ordinary deposits withdrawable at 7 day.' notice the £200 limit might 
remalin, but that there should be a speciallinvestment section for deposits up to· £500, 
,,,hlMt, to onA month's notica. A rather hIgher rate of interest would be- paid on 
money in the investment section. 

(b) The restriction that depoSItors must be employees and contrIbute through their 
employers should be removed. Generally speaking, it was only proposed that the 
bank should cater for the working classes, and he did not think that the middle 
classes, who had accounts at the JOInt Stock Banks, would transfer their accounts to 
the Municipal Bank. • 

(e) The existing restrictions as to investment should be modIfied so as to enable investments 
to be made on mortgage of house property and in Government SeouritIes, etc 

(3) On lIhe Housing sid!', the bank would practically act. as a building society. When depositors had 
acoumulated sufficient money to proVIde, say, 25 per cent. of the cost of a house which they 
wished to purchase, they would be able to obtain from the bank a loan of the remalnder. The 
bank would only lend to depositors, and would impose a limit on the amount it lent. Generally 
.peaking, the bank would only lend to people purchaSIng the houses in which they live or wished 
to live, but he was not prepared to exclude the man wanting to buy a pair of houses, one of 
which he inhabited. It was not proposed, however, to make loan. to people wishing to pUl'chase_ 
a number of houses. 

(4) Loans would be maJe for the purpose of purchasing any houses of a value not exceeding £600. 
:In the case of new hou.es built after the war by a Public UtilIty Society, or poSSibly the Corpora­
tion, power should be given to transfer to the purcha&er the State's contrlbution to\yards the 
difference between the value of the house at the end of the transition neriod and the amount of 
loan outstanding. If this power were not given, he did not think th';t people would buv until • 
after th-: tI·awrition perIod,. whereas they wnllt~d .to encourage people to buy as soon as pos'ible, 
so as to lllcrease the finanCial resources for buildIng purposes. Where a man bought h\s house 
capital would be set free for further building. 

56. \V a have since had befOl'6 us the provisions in the BIll of the Birmingham Corporation dealing with 
the mat!er. Fl'O~ these It would appear tha~ the CorporatIOn see~s WIde powers to form a MUDlcipal SavIngs 
Bank \Vlth a HOUSIng do:partment. on suc)! hnes, subJect to certa,!" ~tatutory ':egul~hons, as ~e. Corporation 
may determme. The B,n does not contaIn an:y of th~ chIef. restrIctions cont!,I~ed III the MUDlclpal Savings 
Banks (War Loan Investment) Act, 1916, and III particular It omits the restrIctions on the class of depositor 
and on the amount which. au individual may d.eposit. and the .requirements that depo~ts shall be made onl; 
by employees through theIr employers, and It gives freedom to Illvest the bank's funds In any trustee securities 
(including securities of the Corporation). 

The Bill further empowers the Corporation to mak.e a~vances upon ~e. security of freehold, copy­
hold or leaselIOld estate by way of mortgage to any depoSitor III the bank desInng to purchase or acquire a 
-dwelling house or dwelling houses within the City. 

57. 'Ve have referred at some length to the special case of Birmingham for the reasons mentioned in 
paragraph 50 a~ve. We do ~ot ~ish to be taken !<> express any views upon the.ll!erits of the particular 
proposals Ulade III regard to BIrmIllgham. 'Ve desIre, however. to reoord our opllllon that it is desirable 
that the larger municipalities jrenemlly should be empowered to eatsblish muniCips'l orgsnisations of the 
nature of Housing Banks;- which would attract the savings of the working classes and aJ.low of the funds 

• Some of oor membore consider u.." \he Dame ., Bank .. oaono' properly he appliod '" "! organioatioa of this cbuact ... 
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being devoted to assisting depositors to purchase houses for their own occupation, or, under conditions properly 
safeguarded, too advancing money to persons ot· bodies building houses for the working classes within the 
mUnIcipal area or on land adjacent thereto. We beheve that there are many small investors who would b. 
more WIlling to depoSIt tbeir savings with their municipality than WIth, say, a building socIety or even the 
State. W A believe, too, that the prospect of one day owning thetr homes would provide a strong motive 
for accumulating savings In thl. way thI'lft would be stimulated, and more capital provided for housing 

58 iYe therefore recommend-
That with the object of p1'omdtng ?noney for hous,ng purposes the M umctpal Sa'IJtn.qs Bank. (TV aT 

Loan [nvestn,ent) Act, 1916, should be cont1ll1wd, tts scope bemg wuiel1ed and ,ts prOVIS10n amellaed 
<n the followmg respects:-

(1) The power. under the Act should be granted to boroughs w,th a populat1On of not leNS than 
100,000. 

(2) Tne powers of investment should be extended to Government ""cuNfles gene1'01l1J 
(3) The hmit for anyone depositor should be £500. 
(4) The "eatrwtzons as to a deposttor be.ng tn employment and the depo."t .• bpl1lg only marl. 

through·the employer should be removed. 
(5) The rate of ,nierest payable on deposits should be u·1fhtn the ducrehon of the Borouqh 

Coune,l 
(6) Power should be g,ven to "ttZue such part of the funds of the ban" as are 1Iot reqUJred to 

meet current hab,l,t,es, In makmg advances upon the sec1lrtty of freehold, copyhold or 
leasehold estate by way of mortgage (1) to any depoS1tor in 0 .. bank deatring to purchase 
a dwellmg ltOuse for his O1Dn occupatwn, "tuate w,thm the mumc'pal area or adjacemt 
thereto, 110t e""ceedmg £500 ,n value, or tn the case of a leasehold house where the une""p"'erl 
term 1$ less than 99 years, £400; aT (2) to any person or bodll bUlldmg "milar house. 
under a scheme approved by the borough. 

(7)' Po'rer .,hould be given to bOTTo," for the purposes of tl,e Bank 1C1th the appro,'al of the Local 
Government Board. 

(8) The Bank .,hould be carried on subject to certa'n regulattOns to be scheduled tn the anLendm,? 
Act, and to 'f'Ules apprM'ed b'l the Locol Government Board and ehte! RegIStrar of 
F..,endly SocietMS. 

State Housing Bank. 

69. 'Ve have come to the OOnclUSI()n that the present loan and cred,t facilities, with the additIOns and 
improvements we have recommended, are adeqnafe. 

We therefore reoommend-
That the settmg up of a State Housing Bank 1S, I'll our OptnlOn, unnecessary. 

SECTION II. 

SUBSIDIES. 

60. In the foregolDg paragraphs of thls part of thIS Report we have confined our consideration ta­
ihe best method, of obtailllng advances 01 money for buildmg, as dIstinguished from snbsidles properly 
so called. We now proceed to consider the question of subsidies 

61. l'here are obvIOUS dIfficulties lD makmg grants out of pubhc funds to private persens and bodies, 
other than Publtc Utility SOCIeties and Housing and other Trusts; nevertheless we believe that WIthout 
subsidies such persons and bodies (and in particular the private builder) are unlikely to build work,ng­
class houses elurlllg the continuance of abnoI'IDal condItIons save in exceptional circumstances A smarr 
number of houses may be bUIlt or purchased by pE5Psons otherwise unable to obtam houses for 
occupation, anel certam employers who aI'e III urgent need of housing accommodation for their employees, 
and are not able or wIllmg to form Publio Utility SocietIes for the purpose, may be prepared to face an 
inevitable loss. Moreover, the loan facilities recommended in SectIOn I may encourage building at a 
date earlier than would otherwise be the case; but, 80 far as we can judge, loan facilities by themselves 
will for some time be quite inadequate. 

BUILDERS 

62. In the past more than 90 per cent. of working-class houses have been built by private enterprise, 
mostly by private bwlders. The ,!'ual plan ha. been for a bUIlder to purchase an estate, or several 
sItes according to the scale of hIS busmess, and to build a few houses at a hme. He has obtained temporary 
financial assIstance from a bank, a soliCItor, a bUIlder's merchant, or a buiIdlllg' society, and has seld the 
houses as soon a~ pOSSIble after completion. It has been essential to the continuance of his busmess 
tha t hAl should have a ready sale. Only in this way could he turn over his capital. He almost always 
expected to make some profit mt' the ret"illllg' of the land, whIch he had ",ually pureh'-e<l whole-ale. 
In many raSP' we understand he 60Itl the house, at cost and made hh profit by tbe "eahon of improv .. d 
grou11d rents. In some cases tlle hou,., were plll'('ha,ed for the OW11er,' own o('('npahon In the majonty 
of rnses, however, they were purrhased as an inve>rtment. 

6'3 It is cl •• lI that houses can ouly be produced in thIS .... ay if thele I, a suffirlent demand for the,r 
purchase; and ID view of the condition. referred to III our Intel'lm Report It IS unlikely that thele will 
be any such demand durmg the emergency period. It is scarcely reasonable to beheve that houses b\1ilt 
rluring that 1"110rl will be pur~ha'ed at co.t price "" an im·e.tment, and though the great shortage may 
mduce purella<eTh m ceI·tain instances to pay very high prire. in oriler to obtam hou,es for theIr own orcupa­
tion, the decision of the Govemm .. nt to <l1bsidl.e muni"ip"l bou"". WIll mIlItate agam,t ",,·h pnr~ha'e in 
the ea'e of wOl'lnl!lI'-class house., becan.e persons wanting SUI h ho" .. " will know that by w<lihnA' 0 httle whil .. 
they may hop~ to I ent as /!'Ood hou.e. at much I",. annual ('0'1. 



64. We must assume therefore that, without special assistance, builders will not be able to continue 
to produce houses as they did before the war. On the other hand these builders ha.ve in 'many cases 
purchased and developed sites, and accumulated experience, which they are WIlling to utilise for buildmg 
working-class houses, provided a fair profit can be assured to them. If at the present juncture no 
advantage is taken of their co-operation, we think the urgent task of providing the necessary houses will be 
delayed. 

65. We fully recognise that it i. the settled policy of the Gbvernment to utilise the Local Authori~ 
together, We hope, with Public Utility Societies-as the principal channels through which the necessary 
houses are to be proVided during the emergency period. We are also aware that the supply of building 
materials may in the immediate future be insufficient to utIlise fully the buIlding capaCity of.all those 
who have previously been engaged in this work. Moreover it is clear that private enterprise, when 
receIving financial faClhties of any kind from pubhc funds, cannot be allowed the same freedom' of 
action as in the past, and this fact alone must result in a restriction of activity in this direction. But 
notwithstanding these conditions we are convinced that it is desirable in the public interest to find some 
method of encouraging and stimulating private builders generally to take a prompt and active part in 
pushing on the construction of houses so urgently required in almost every part of the country. 

66. We have therefore carefully considered wha.t methods ar'l practicable for achieving this result, 
consistently With the declared policy of the Government. 

67. In the first place It would not be sufficient to offer to make good to the buildeI's out of public 
funds a part only of the loss which must necessarily be involwd In the construction of working-class 
houses during the emergency period. Builders cannot be expected to carry on their business except 
with a reasonable prospect of profit. To obtain any effective result it would be necessary therefore to 
offer the builders either a complete guarantee against loss, or a bonus of ascertained amount sufficient 
to attract them. '. -

Such an offer of public money would be very capable of exploitation and would have to be carefully 
safeguarded. It would be necessary to ensure that the houses built were of suitable kind and quality. 
}'or this purpose approval of the site and of the plans of laY-Out and design, and careful supervision of 
the buIlding and the materials used, would have to be insisted upon. But even thIS would not be 
sufficient. If a bonus were given, it would be possible for builders in some cases to take advantage of 
the abnormal shortage to obtain such a high pnce that It would, combined with the bonus, give them 
an excessive profit. This would also apply, temporarily at any rate, flo rents. Both selling price and 
rents would therefore have to be subject to approval. If, as would perhaps be more likely, the assistance 
took the form of a guarantee against loss, the usual incentives to economy would not be present and the 
whole question of cost would have to be carefully gone into. Ful'ther, the knowledge that any deficiency 
in selling price would be made good out of public funds would tend to lower that price, and would leave 
opportunity for collusion between a prospectiVe purchaser and any bUIlder who wished to do as much 
building as possible and chose to be unscrupulous. Finally it must be remembered that the subsidy 
would be one to investors, whether builders or purchasers (the special case of persons purchasing for their 
own occupation is rather different and is, dealt with later on). If control of price and rent were not • 
perpetuated, the possibility of excessive profit would remain. If it were continued in a sufficiently drastie 
form, investors would not be attracted. 

1 t seems to 1108 therefore that, having regard to the danger of e$ploitation and the' dtf!iculties 0/ 
admmistratl.On, the granttng of 81I-bsidies dtrect to builders is 1imprachcable, even if 00 general, g1'OUnlU 
we were pr~pared to recommend it. 

68. It may indeed be argued that the desired objel't of encouraging private enterprise could be 
aatisfactorily attained by Local Authorities engaging builders to build houaes under contract, as it 
'would be possible for any builder to take advantage of a Local Authority's invitation to tender. We 
would, however, point out that the contract for all the houses reqUired would often be placed with a 
single builder; and that even if, in cases where any considerable number of houses is to be built the 
work is spread amongst several builders (as we recommend), the result of such a system would be, 
in general, to exclude the small builders from II; share in the work, In some cases these builders do not 
possess the knowledge and experience necessary to make tenders upon the basis of elaborate specifications. 
They have not the necessary free capital to finance the building of more than &. few houses at a time. 
They are acoustomed to make their profits by reason of their personal attention and fret'dom from hampering 
restrictions and their ability to use materials and processes which are economical and suitable to the 
distriot. Finally, a. builder often has a. building estate or building sites on his hands, partly or wholly 
develo~d, of which lie must dispose in order to release his capital for further business; and though in 
some cases he might be able to sell this land to the Local Authority, in general, if he consented to work 
as a contractor, it would be left on his hands. 

69. For these and other l't'asons, reliance upon the system of contracting to the plans and specifications 
of Local Authorities would probably exclude a large number of the smaller builders. If, however, the most 
speedy results are to be ach:eved, we think some method must be devised which, while safeguarding in full 
the publio interests, will yet ~rovide scope for the initiative and enterprise of responsible builders who are 
for any reason unable or unWilling to tab contracts from the Local Authority. We believe that this can, 
to a certain extent, be dOM by a Local Authority agreeing beforehand to purchase approved houses to be. 
erected by builders. 

THB PuRCIllSB Ol' NBw HOllSBS .LoCAL AlITllollITIEs. 

TO. Under Sec. 67 (2) of the Housing of the Working Classes Act, 1890, power is given to a Local 
Authority to contract for the purchase of any houses for the working classes co already or hereafter to be 
built." In the past very littll),advantage appears to have been token of this provwbn. "We assume that the 
present offer of Governml'nt assistance would apply equally to new houses purchased under this po1n!J' 88 to 
houses built by the Local Authorities themselves, and we think the power might be more freely utilised. 
For instanoe, a Local Authority might l'8Il a mt'eting of all the l't'OOlmised builders in its an>a and explain 
to them the urgent need for housing and the type of layoo(>U\ ud design of ~se re<J,.~,.and might offer 
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to consider cantracts for the pumhaee of houoes erected by them. It would then be open to the builders, on 
their own ilubatIve, to prepare plans and submit them to the Local Authority for its approval. If the 
sIte and thi!> plans were approved, and a faIr method of remuneration (whether a fixed prICe, or approvd 
cost plus a lump sum or a percentage) were agreed upon, the Local AuthorIty c<luld then enter Into II 
provisIonal contract to pUI'chase the hou;es when erected under Its supervIslOn and completed to its 
Bati.faction. 

o If there IS any' doubt as to whether the present power is wide enough to cover such an arrangement, 
this can be made clear in any amendmg legislation, . 

71. It may be argued that this would be tantamount to tbe bUlldlllg of houses for the Local Authority 
on contract. In a bense It would be so, but wlth these Impol1ant dlfferences--

(a) 'That l{ w<luld leave the l,llibabve wIth the buIlder. He would feel that he nt'ed not awaIt the 
pleasure <If tIle Local Authollty, but could hImself get out a sUltable schpme. This would 
be important both from the pomt of VIew of the builder and the puhlic, for it would mean 
that a greater volume of abIlIty and effort would be d,rected towards the common end of 
producing suitable houses in adequate 'quantitIes than would otherwIse be the case if the 
iniiiatlvi!> rested wholly wIth the Local Authority. 

(b) That it would pPl'mit of a number of smaller builders working simultaneously . 
• (0) That it would enable a builder to make use of hIS own land, probably alveady partially or wholly 

d~veloped. 
(d) That :t would not intenel'e with the freedom of the builder as regard~ the development of part 

of his estate by the erection of shops or houses for the mIddle cIas,es, by WhICh, indeed, the 
preparation of a scheme for wOIkmg-class houses on part of the land mIght be facilttated. 

(e) That it might permit of a more elastic method of bUlldm'l', the builder being allowpd to work, 
within proper lim:ts, in his own way, with the knowledge that unl~s he produced a suitable 

, house the purchase would not be completed. 
We therefore recommend-

That .t .• hould be 'TfUlde clear that Local Autlwrtt,es have power to arrange wIth bwldera to pur­
, ellase houses to be thereafter bu~lt by 8uch bWLlders to the approval of the Lo('ol Authontws, and, 

further, that the Stdle assiatance prorniaed will apply to such house8; and Local Authorttiea should be 
encouraged to mal,e full use of th" powe,,_ 

METHODS OF PLACING CONTRACTS ny LoCAL AUTHORI'rIES. 

'- 72. While we are of op:nicn that any system of contractIng to the plans and specifications of Local 
Auth<lritle8 would by Itself be insufficient to utilise all the servIces properly avaIlable f<lr hou'll! buildmg, 
and tliat a wider schemp is necessary, we think it extremely important that, where a considerable number ef 
houses are til be buIlt m II distr:ct, the Local AuthorIty should, so fdr as can be done WIthout sacrifice 
of proper economy, spread Its contracts amongst several respon.,ble buIlders who have had experience of 
buIlding working-class houses, rather than grant one contract for a large number of houses to a smgle 
contractor. It should be remembered that in the past the small bu>lder has built thp maJority of small 

<- houses, and that the large I'<lntrarior has tended to confine him'lelf to ether cIa.",. of buildIng; and it may 
be found that there is a valid econom:c reaSQn lor this, and that economy may be .ecured (and at the same 
time a greater number of builders be encouraged to build) by not making the unit of organisation too large. 
This applies with special forre to the country distrl1lts where thp house; needed will be scattered over th" 
Authority's area, and where the local builder is often the mo,t a!>propriate agent to employ. We would 
urge, therefore, _that, before plaCIng its contracts, a Local Allthority should take these matters into account.' 
We would, moreover, suggest that in proper cases large contractor;) sbould be permItted to place sub-contracts 
with smaller builders. 

PROSPECTIVE OCCUPYING OWNERS. 

73. Wi!> hav·e conbldered a suggestion that, under certain safeguards, sub,id,es should be granted tar 
persons purchasing or buildIng for theIr own occupation houses of a defined cla'lS. 

74. W e hav~ dealt in Section r of this part of this Report with the loan facIlItIes offered under th 
Small Dwellings AcquisitIon Act, 1899, and have recommended that those facilities should 88 extende~d 
The conditions likely to obtaIn during the emergency period make it, h<lwever, improbable that thes 
facihtIes will often be ~aken advantage of in the case of new houses sold at, or near, cost price; {or t 
reasop that not only will the cost be hIgh and possibly prohibitive, but that by so purchasmg the owndj 
would sacrlfioe the advantage WhICh he would otherwioo have receIved as tenant of a subs:dised 'hous~ 
It has oeen represented to us that in such a case he should have the benefit of a subsidy correspondIng to 
that enjoyed by the tenant of a municipal subsidlbPd house, and that with proper ... feguard~ the probabIlity 
of exploitatlon w<luld ,be very small indeed, while the supply of housmg would be materially lDcreased 
and other advantages <lbta:ned. Apart from the question of general policy, there are practical diflicultie" 
in any such scheme. We desire, however, to point out the advantages of sellmg to owners ror their OWl' 
occupation, and among them the followmg: - " , 

(a) That the Treasury or the Local Autbority, instead of having to wait for 60 to 80 years, will 
receIve their capital bark m 20 or 30 yeors, in the ca~e of loans under the Small Dwellinll" 
Acquisition Act, and at once in the case of mortgages obtained from BuildIng Societies 01' 
other private bQur~es. 

(b) That the building of houses WIll be stimulated and additional capital made availahle, 
(c) That any<lne who has accumulated ..avings during the war or, being a !«lldier or sail<lr, receivu 

arrears of payor a gratuity on demobilisat:on, will have an opportunitv to inve.t this mone~ 
in the purchase of his own hou",,; oth.1"I will be stimulated to thnft with a like object. 

(d) That the existence of a number of occupying-owners may materially as.iRt towaril. eronomic reuts 
be:ng ootained for new municipal housing. 

• 71i. Thpse advantages could be attaineil te some extpnt by pmpowering Lor",l Authorities and Publ.i( 
Utility Societies, with the appro"al of the Central Authority in both cases. to RelI tht' new house. to pro 
apective <lccupyinl!'oOwners 8nd til include in th.ir claims for the Stat .. lubsldy any ca!n!al loss therehl 
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sustained. Among other things, a certain amount of additional private capital would be obtained lrom the 
purchasers, and, in !!Ome cases, from their mortgagees, and the burden on pubhc funds correspondingly 
lessened. Further, a greater number of houses might be built in anticipation of, or as a result of, such 
sales. We are of opinion, thel'efore, that the following proposal is worthy of ConsideratIon, namely: ~ 

(1) That Local Authorities and Public UtilIty SocIeties should be empowered, WIth the approval 01 
the Centl'al Authority, to sell houses, built or purchased by them, to persons purchasing for 
their own occupation, and that any loss incurred thereby should rank for the State subSIdy. > 

(2) That these powers should be subject to the following restrictions:-
(a). They -shollid extend only to houses not exceeding £500 in value, or in the case of lease­

hold houses for less than 99 years unexpired, £400. 
(b) It should be a condition of any sale that the owner should reside in the hous<l'; and that, 

on an owner desiring to sell or ceasing to reside, the Local AuthorIty, or PublIc 
UtilIty Society, as the c~se may be, should have the right of pre-emptIOn at a figure 
to be fixed by valuation, not exceeding the net price paid by the firsj; purchaser, 
after making due allowance for depreciation or additional value due to improvements. 

76. The question of whether, if the Local Authority is to sell, it should part with its freehold 
interest in the houses built or purchased by it, is a matter involving some controversy. 'We recognise 
that there is in some quarters a strong feeling l"gainst a public authority ever parting with the freehold 
interest in land which it has once obtained, and there is, moreover, a strong reason for its retention if 
only because of the control it gives over the user of the land. On the other hand we understand that 
there are districts where there is a strong prejudice ag!unst the purchase of leasehold· property even 
where the freehold is vested in a publIc body, and a rigid insistence on the retention of the freehold u:. these 
cases might defeat the object in view. Again, in an area where a Town Planning Scheme is in operation 
there are such wide powers of control that the retention of the freehold may not for this purpose be 
necessary. On the whole we thmk that if the above proposals be adopted it will be best to leave the martel" 
to be determined by each Local Authority, in consultation with the Central Authority, and in the light 
of the particular circumstances in the different areas. 

77. It has also been suggested to us that the Government should go a step further than the proposal 
.et out in para. 75, and shollid empower Local Authorities in proper cases to grant a subsidy; under suitable 
restrictions, in respect of houses built by priva.te builders under schemes approved ,by the Local Authority, 
and sold direct by the builders to persons purchasing for their own occupation; the Local Authorities 
recovering from the Government a lIke proportion of the subsidy III this case as in the case of houses 
provided by them. We are, however, of opinion that this latter proposal is impracticable, for reii.'sons 
similar to, though less weighty pel'haps than, those stated above (in para. 61) in regard to subsidies to 
builders. 

OTHER PERSONS AND BODIES. 

78. Apali from the private builder there remain for consideration the following:­
(a) Landownel's, building for the equipment of thell' farms and estates; 
(b) Employers (includlllg landowners) bUIlding to house their employees; 
(o) CooOperatlve Societies not falling withill the definition of Public Utility Societies; 
(d) Companies and bodies, such as the Improved Industrial Dwellings Company, Limited, formed 

for the purpose of building improved dwellmgs for the working classes; 
(e) Other investors in new house property. . 

It will be clear from the foregoing that we cannot recommend subsidies being gi""n to any of these. 
It will be open to landowners and employers, if necessary, to form Public Utility Societies and to obtR!n 
the assibtance offered to such Sooieties. If landowners or employers insist upon the hOUSe&- belonging 
to them, and· being .. tied houses," then we think they must bear the full cost, and must regard the 
houses as part of their" machinery of proquction." Co-operative Societies can, by Jimiting their interest 
and dividend on capital by their rules, become Public Utility Societies. The other bodies, referred' to in 
clause (J), can form Public Utility SocietIes for their further operations. We do not propose to recomm .... d 
thl\t sub~idies bhould be given to ordinary investors in house property. 

INDIRECT ASSISTANCE. 

79. In para. 44 of our Interim Report we recommended that Local Authorities should be empowered 
to purchase land and to lease it to Public Utility Societies. 

We recoDlmend- . 
That the power. 0/ Local Author.tiu to purchase .. nd I ..... land to Publ,c Uhlity Societies recom­

,"e .. d.d i .. our l .. t ........ Report !Should be e.ct""deJ, 80 ... to enable them to leas. land purcluued by them 
to privat. bUIld.,." alld othef" ,"divt.duau and bolliu. 

80. We have had put before us suggestions of various ways in which indirect help might be given to 
builders, and as these RnI in some cases analogous to the question of subsIdies we refer to them here. Thus. 
for example, it is urged on the builders' behalf that the existing rating system is a great handicap on all 
new building or improvement of any kind; and that steps shollid be taken to throw burd .. ns which are 
national or semi-national in their character Olt to the NatIonal Exchequer, and to raise the remaining funds 
necessary for local servioes upon a mono equitable basis than the pre""nt one. It is suggested III some 
quarters that a local income ttlx should be substituted for the present rates; in others that rateS shollid be 
levied on site vaJ.u~. Suggestions have also been made for differential rating in favour of small houses, 
and in partioular in favour of the new hous~. Again, repl'<'sentations have been made in favour of the 
l"t'peal or amendment of Part I. of the Finan<'& (1909-10) Act, 1910, and in ~rticlliar of the provision 
which was the subjeot of the dl'Cision in the Lumsden case. R.,ferenee has also been made to the ~ 
.arily stringent requirements of building bye-laws in many cases. Suggestions hne also been made in favour 
of the Local Authol'itit'S bettrillR all l'Ost of road-making, and, again, of the Go"ernment retailing buildinl!' 
mllterials at cost or Ie.., th .. n cost pricl>. 
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Many M these matters have had, or are having, the consideration of other Committees, and most of 
them do not·appear to lis.to fall within the terms of our reference. We mention them, however, becallSe 
they have an important beal'lng upon the question of housing in the future, and we thmk that some of them. 
merit the attentlOn of the Government. 

PART III. 

New Methods of Rai!'ling Cap~tal by the State for Housing Purposes. 

81. Several of the proposals made by us involve advanoes of money by the State. We have therefore 
directed our atten.ti<ln to posSlble means by which the State could raise money by means other than those 
whICh were normally adopted before the war. 

HOUSING SAVINGS CERTIFICATES. 

82. We have had placed before u~ some proposals formulated by the National War Savmgs Committee. 
A Sub-Commlttee of that Commlttee was set up for the purpose of considel'lng what faCIlIties should be 
provided for the small mvestor after the war. l'he Report of this Sub-Commlttee contaIned the followmg 
suggestions: -

"We think it is clear that the State should contmue to encourage saving after the war by 
offering special facilIties to the small investor in Government securities. The habit of savmg has, 
as a result of the War Savings movement, been formed by numerous persons of all classes who had 
not prevlOusly acquired it, and an organIsation has been developed for thiS' purpose which covers 
the entire country. This habIt ought not to be allowed to die out, or the existing machinery to be 
'scrapIled,' if it can be avoided. 

"We see no reason to suppose that the State wm at any time be unable to use prontably the 
money of the small investors, as it now uses that of the SavIngs Bank depOSitor. But this Will be 
most emphatically true m the period immediately following the restoratIon of peace. The ordInary 
borrowing capacity of the State will be severely taxed by the necessity of renewing, and wherev~r 
possible consolidating, the enoI'lDOUs floating debt created durmg the war, and these operatlOns Will 
have to be oo.rr:ed out in competItion with demands for capital which will arise from all quarters. 
Large State lonns :for public utility services such as Housmg of the Working Classes and oth~r 

, projects of social urgency are therefore likely to be difficult, if not impossible, for a considerable 
period. 

"We think it worthy of serious I'Onsideration whether a plan might be adopted for applying 
the proceeds of post-war borroWing from the small investor directly to such purposes, and so not 
only securing mol'<! mpid progres~ wI~h urgently necessary social improvements than i1l oth"rwise 
likely to be practicahle, but also providIng a special motive for saving-the improvement of conditions 
closely affecting the daily life of the classes to which the appeal is made." 

<. 83. We received evidenc-e as to these proposals III July last from Sir Robert Kindersley and Sir Theodor~ 
Chambers, Chairman and Controller, respectively, of the National War Savings Committee. 

Sir Robert Kindersley pointed out that there had been a large amount of saving during the war, and said 
that it was extremely desirable to encourage Its continuance after the war. At present the purposes of the 
war afford"d a strong mcentive for saving; this, however, would be removed when the war came to aD end, and 
h,S 'Committee did not think that the funding of the floatIng debt at the conclusion of the war would be a very 
attractIve object to place before the people to induce them to save. It was, therefore, necessary to have 
..oe¥.l dlrect and attractive object upon which the money saved could be expended. This should be an 
obiect of capital nature (such as Housing) as opposed to one of ordinary annual expenditure (such a. 
Education). His Committee suggested, therefore, that after the war Housing Savings Certificates might he 
issued on similar lines to War SavIngs 'Certificates. They should be five-year Certincates. He eaid that the 
Cerhncates would have to be issued on the State credIt; any other method would involve the Committee 
having to g<l into the security in each case. It was essential thai the public should be given a safe invest­
mlint. The produce of the issue of Housing Savings Certlncates would be paid into a special Housing Fund 
and utilised for housing purposes. His Committee had decided against the idea that the money raised in a 
particular area should be eaI'lDarked for that area. If the Treasury approved, it would, of course, be possible 
that the money collected should be paid dirll"t into a State HouslUg Bank or Fund. Bui it must be cl .. arly 
ullderslpod that the War Savings Committee could only collect the money, and could take no responsibility 
for its allocation. 

84. The amount which would be obtainable by the issue of Housing Savings Certificates after the war, 
~f .oourse, was a matter of speculdlOn. His Committee hoped in the near future to be raising on War 
Savlllgs CertIfi.cates as muc~ 8" £4,000,000 per week, but it was unlikely that after the war the amount 
would be as high. A certaIn amount depended on whether encashments of certincates w<luld have to be 
deducted from the amounts raised on new certincates. 

Many demands would be made on the Tl'<!asury after the war, and undoubtedly the issue of Housing 
'Ravlllgs Certlncates would greatly assist in ensuring sufficient capital for housing purposes. Saving was 
l:llgely a habit, and the money so obtained would probably Dot be otherwise obtainable for the State. Where 
War Savings Certincates were being taken up, it was also fonnd that there was an increase in Post Office 
ilavings Bank deposits and deposits in the Trustees Savings Bank. CompetItion in savings produced more 
Bavings. 

85. Without committing ou~sel'/Jes to deta,!., we are of opinion that &r Robert Kindersley' •• cheme 
.' founded on .ound pnnciple., and that hi. proposals fo1' the immeaiate is.ue 01 Howing Sa'/Jings Certifi. 
l~te8 ae.e1"/Je' the careful cona.derolion 01 the GO'/Je1'nment. 
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86. We have recapitulated our principal conclusione and recommendations b~low for convenience of 
reference. . ' • . . 

87. In presentmg t~ie Report, we desire to testify to the great ability and industry of our Secretary, 
Mr. Wall'aOe, whose servlceS have been of the utmost value to us. 

WILLIAM WALLACE, 

Secreta'l"1J. 

6th February, 1919. 

HENRY HOBROUSE (Cho:trman). 

RIeRD. BAltROW. 

J. A. E. DICKINSON 

JAMES EDMONDSON'. 

TROS. GOODWlN. 

R. E. HAWARD. 

J. GEO. READ. 

R. R. MAR SR. 

ED-MUND H. PARKER. 

ltlOHARD L. REIS 

E. A. STRAUSS. 

SUMMARY OF ·PRINCIPAL CONCLUSIONS AND RECOMMENDATIONs. 

PART I. 

Housin&, and Other Trusts. 
(1) That HoUStng Trusts, not trading for pf'Ofit, which are appro1Jed by the Central Authonty, ahouZd 

reCei1J6 aSNtance by u'ay of sttbsuly to an /!Zunt equi1JaZent to that granted to Public Util.ty Societ,ea. 
(Paras. 3 to 6.). . 

(2) That Chantable Trusts, other than HoUStng Trusts, undertaking the p1'01Juwn of dwelling. for ill&... 
.rorhng classes .hould, in appr01Jcd casea-, ha1Je •• molar assIStance to that g;1Jen to H{)'UStng Trusts, a~ 
the 8am. cond,tions. (Para. 6.) 

(3) Tl/at the safeguards in wch cas •• shouU be:-
1. That the Houstng Scheme (inclua,,,p plans, lay-out and butldmg contracts) propo.ed to be asmtetl 

.houZd be appro1Jed by the Central Authority; 
2. That rents .hould be app1'o1Jed by the Central Author,ty; and 
3. That the book and account. of the Trust, as fat' 08 they relate to the scheme, .hould be sttbJece-' 

to inspecti9n and audit by the Central Author'ty. (Para. 7.) 

PART II. 

Bodies and Persons other than Public Utility Societies and Housing Trusts. 

SECTION I. 

LOAN AND CREDIT FACILITIES. 

(I) That uistiRfI agenci .. shauld be util",ed as far as possible. (Para. 11.) 

BUILDING SOCIETIES. 

(5) T1tat-
(8) In 3'Uilabl" ca'6. the State shouZd sttpplement the funds of B"iltung Societies by deposit,ng 

tllo,u'y ... ith them for advances on ho ..... built subsequently to the Ulrmmation of the war. It 
.ho"Zd Moly be pla,,~d 0" depo:r.t tL'tth the Societt .. pro11ided that the Zattet' auo mak.. ad"ancu 
/rom their 0 ..... fund. _ such ...,.., 110 ..... m the proportion of £2 from tlul;r ""'" funds to etJcry 
£1 ad1kl1OCed by tll8 State. (Para. 24.) 

(b) IAeal Authorltiu .hould be empowered, ..,.th the approval of the Central Authority, eo guararttee 
the l'epOY1Rem of mortgage. made by approved Building Societiu upon hoti.tu built hereafter~ 
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,ehne the adTan<'e made u:ceed" t'Do-th ... d~ 01 tM "alue 01 such hO'lUn; ,,,eh gueTQntee not to 
• !zcee~ 80 peT cent, 01 the. colt thereol, and to Tem ..... opeTati"e only 00 long a6 tI, e outltandmg 

loan u ... ezt:e.!' 01 two:thtTd. 01 the 'Ualue 01 the house. 101' tM Inne being. (Para. 25.) 
(c) These famlitiea should only be g.~'en in the caM 01 Budding SocUl/e. approred by the Central 

or the Local Authonty, a.t the COle may be. (paras. 26 and 27.) 
(d) BUlld.ng Sometu •• hould be empolcned to ploce on depont uhth each otheT any surylu. fund. 

which they may ha1:e accumulated. (Para. 28.) 
(e) Th" lacibtie ... ecommended in (a) and (b) .hauld 'Only be gi1len in .. eapect 01 loan.< on h01l •• u 

'Up to a 1lal .. e 01 £500 in the case ollreehold h0U8es and h01lu. trheTe th" un .... pi1'ed term 01 
the lea.<e is not les. than 99 years, and in other case" 'Up to a 1lal"e 01 £400. (para. 29.) 

CO-OPERATIVE SOCIETIES, 

(6) That where the Co-operatt1le Wholesale Society has ad1lanced money on mortgage to any member 
01 a Co-operative Society (61ther directly or through tliat Society) to enable hIm to pUT'cha.e a hou.e, the 
State should, upon the Wholesale SOC1flty undertaking to be f'espon.ible lor repayment 01 p' .... cipal ani 
tnterelt, lend to the Wholesale Society a rum (not ezceeding the amount ad~'anced by the Wholeaale Society) 
equi .. alPnt t" {I." amount hv whir}, tfl"" ruch ati1lance (to.f/ether toith the amou"t aduanced on any prior 
m<n;tgage) e3:cee.d .. hoo-third. 01 the value 0/ any meh hotl,'e and doe. not e:r{'eed 80 per cent. 0/ the p1lrchale 
llNce. ~ • 

The Co-operatt'IJe Wholesale SOC1flty sh01lld aUo ha1:e the right to tM 8ame lacil,tws .n ... gard to State 
deposits as those recommendeil in para. 24 m the COle 01 B'Utlding Societl& (that u to say, deposito in the 
proportion of £1 01 the State's money /01' ."erg £2 01 the Society'. money ad"anced on mOf'tgage). 

These lamlituu .hould only be g11len 'n regard to mortgage.! upon how". ~'Uilt hereafter and not 
<~zl;-"eding on 'Value the figures recom~d abo1le tn regard to Building Socif#jju. (para. 35.) 

LAlnls IMPROVEHENT COMP.!NY, 

(7) That tM Impro1lement 01 Land Acts .h01Ild be amended.o as to permit 01 tM Laruk ImtfflJ'l1ement 
Company charging .nterest on loans at a rate not e:rceeding 6 per cent. subject to Incon.e To .. , Of' 4} per 
cent. Iree 01 Income To... (Para. 42.) 

LoCAL AlJTHORITJES. 

SMALL DWELLINGS ACQUISITION ACT, 1899, 

(8) That the Small n/rell,ngs Acq";"'twn Act .hould be amended as follow.:-
(a) In 1lu.e 01 t/'" mcuased cost 01 buildmg, the present Z"" .. t 0/ 1laZue 0/ £400 .h01IlJ be fincrtased 

to £500 in the case 01 freehold houaes and leasehold houses where at lean 99 year. 01 flo. term 
rematna unezpired, the present lzmd 01 £400 bmng retained in the case 01 other kaseholJ 
hous .... 

(b) In the case of all ",ture mortgages, loana s1unJld be permitted up to 85 per cent. 01 Tal..." 1ft 
place 01 the preaent l,mu of 80 per cent. 01 ",alue. 

(c) In the Ipeclal ca8e 01 new h01Iseo built after the war, Local AuthOf'aie •• hould be empotrered 10f' 
a penod 01 .e1len year. after tM terminatwn 01 the war to ad~ance up to 81ther 85 per cent. 
01 the 1lalue Of' 80 per cent. of the coat to tM fir.t p'UrcM.er, tcluche"er .holl be the greater. 

(d) The m"zimum loan ltmit of £300 in the COle ollreehold.. and lea.ehold. lor 99 year. 1Jnupired, 
and 01 £240 in th'6 ca.e 01 other howe., .hould be abolished. . 

(e) Local Authorzties should be empowered to recon",ey a mortgage, made under the Ad, by a nmpk 
.. ec81pt endorsed on the mortgage deed, .n the same '/Cay 01 Buildzng SocUtie. may nott ao. 
(Para. 46.) . 

Lo.'NS TO PERSO~S OUTSIDE THE SlLU.L DWELLL'iGS ACQUISITIO!< Acr. 

(9) That Local Aut Mntws .h01l1d be empowered to '11Ufke arLrances to any per.on. or bodi"" bUl1Jmg 
hoWe.! /0" the wo .. king claasBs, sit1late .. ithin the m'U1limpal Mea or on lond adjacent therdo, und" .. Ichtme. 
approwd by the Local Authonty. 

The "'11111" on .. egard to the ma;nmmn ",al"" 01 such house.! .hould be the .ame in th .. ca.e a, t"the reMm­
mended tn para. 8 (a) abot·e, but fl.e adTonce .hmlld not in any ca.e e.rceed 7J pl'1' cent. 01 the '!Ialue. 
(1'.arn.47.) 

HOUSING B.,.-'<KS. 

Mm.-:rCIl'AL HOUSING BANKS. 

(10) That the larger municipalitIes .Muld be empowered to utabl .. h munlcip"l org~iMu 01 tM 
nature 01 Housing Banka .chich ,could attract the .a1llng. 01 the worlang clo"", and prDlJiJe lundl lor 
hounng. ld b . d' 

That, therelo .. e, the J/unimpal Savings Banka (War Loan In'IJeliment) Act, 1916, .hau e continue • 
its scope b61ng u'ldened and .ts pro CIltOrl, amended In the lollowlng "elpects.~ 

(1) Th" powers .. nder the Act .hould be granted to boroughs with a populotJOfl 01 fIOt le" thtm 
100,000, ' U 

(2) The potter," of in.,,,.tment ,hould be ufended to G011emmem .ecuritie, 9""eo-a y. 
(3) The l,mit for anyone depontor .hould be £500" .' 
(4) Th~ reatrictionl a. to tJ aepontoT being In employment and tM deponu be.flg only made through 

the employer ,100'1114 be rem011ed. . 
< 



. 
(6) The rate 01 imer.at payable on depolhta .hould be ,o.th,n the ducr.tion oj the Borough Coun",l. 
(6) Power should be g.ven to utlltse auch part 01 the lund. 01 the Bank p.s are not 1'eq .. ,red to meet 

current Iwb.l,tle8, 'n makmg advances upon the security of freeholif" 'copyhold, or leasehold 
estate by way of mortgage (1) to an'll depositor 'n the Bank desiring to purchase a dwelling 
house lor hu OU'n occupatwn, sduate w.tlt... the munw,pal area or adlacent thereto, not 
etlJceeding £sao .n value, or, in the ca .• e 01 a leasehold house wll£re the une$pired term is less 
than 99 years, '*'400,. or (2) to any person or boil'll bu,ldmg swnlar houses under a selleme 
approved by fih'e borough. , 

(7) Power should be given to borrow for the purposes of the Bank with the approval 01 the Locai 
Government Board. 

(8) The Bank .hould be carried on subject to ceTta'n regu.lamons to be scheduled on the amending Act 
and to 1'ules approved by the Local Government Board and Chiel Registrar or Fnendly 
Societtes. (Para. 58.) . 

STATE HOUSING DANlj:. 

(11) That the 8Ott.ng up 01 a State Hounng Bank., unnecessa.". (Para. 59.) 

.. 
SECTION II. 

SUBSIDIES . 

(12) Thot w.thout subsidies th& budding 01 working-class houses by private enterprise i. unlikely .ave 
in etlJceptwnal circumstances. (Paras. 61 to 64.) 

BUILDERS. 

(13) That.t t8 .mpracticable to offer 8ubndie8 to private builders. (para. 67.) 

(14) 11kat, on the ather hand, reltance merely upon 'h~ system 01 contracting to the plan. and 8pecifica­
tions 01 Local Awth'orittes wtll e:eclude 'a large number 01 the smaller bu,lder. whose service •• hould be 
uttli.ed .olar a. practicable. (Paras. 68 and 69.) 

PURCHASE BY LoCAL AUTHORITIES. 

(16) That the co-operatWn 01 the smaller build.rs may, to a certain .,.,tent, be obtained by Local 
A utho ... ti.s agreetng belorehatnd w.th budd.rs to p .. rchase houses to be thereafter erected by I/iUch bu,Jd~, 
under 8che7Tl.ll!r approved i>y the Local A uthorit.es,. the power to do so should be made clear and Local 
Authorities be encouraged to .make full use of it. (Paras. 70. and 71.) 

SPREADING OF LoCA.L AUTHORITIES' CONTRACTS. 

(16), That, apart Irom thu, 'tn plactng tT,e,r ord'na." contracU, Local A .. tlwritzee shouJd con.ide .. how 
far, consIStently ullth proper economy, they can 8pread thetr contracts amongst builders. (Para. 72.) 

PaosPEcTIVE OCCUPYING-OWNERS. 

(17) That the follo,ctnO propo.fal ts worth'll 01 co ... ,deratwn:-
1. That Local Authorit. •• and Publw Ut.ltty Societies should be empo,oe ... d, wtth the appro'llal 01 the 

Central Autlwrliy, to sell hou.es, budt 01' purchased by them, to personll purchasing 101' their 
own occupamon, and that any 10'$ .ncurred thereby should rank for the State subsidy. 

2. That these powers should be subject to the lollow.ng restrictwns:- .. 
. (a) They .hott/d enend only to howse. Mt etlJceeding £500 on val .. e, or, tn the c~ 

le.asehold houses 101' Ie .. than 99 year. uneqired, £400. 
(b) It slwtdd be a condtiton 01 any .ale that the owner sho..ld reside .n the house, and 

t1UJt on 1m owner des-iring ta sell, or ceasIng to reside, the Local Authority Or Publ,c 
"it'Zity SOCfety as the case may be, shollld have the right 01 pre-emptwn at a 
fig,. •• to be fitlJed by 'IIalu(ttlon, not e.rceeding the net price pmd by the first purchaalli/lJ 
after making aue all010ance lor deprecu.tion or add.itonal 'IIal". due to impro'lle_ 
ments. (Paras. 73 to 76.) 

OTHER PERSONS AND BODIES. 

(18) That it i, impractJicable to oBe1' 81Ib .. dies to the pe ... on. ond boai •• mentWn.d ... para. 76. 

INDIRECT ASSISTANCE. 

(19) That th~ po,." •• to Local Authorities to purchase and lease land to Public Utility Societi .. , 
.teom_tled in 0".. bllen·m. Report, .hoflld be e.rtemled. .0 a. to enable thnn to lea.e land pu.rcha.ed by 
the'lR to pri'llate builaer. and other .ndi.1,iduals and bodies. (para. 79.) 

PART nr. 
Housing Saving Certificates. 

(20)' T1Ult the propOMl 01 the NatWnal War Saving. Committee to .. :...a Howing Sawing. Cerl.ifi.co.tu 
i'lll'll>ediately, 0" th~ fltollael 01 the War Sawi .. g. Certificates, .. fovnded. on 80",,01 pfttlCipz.. and du.,..,,88 
tJ.. CMBlfll eo .... itlnatiooa f!f the Go"fflIment. (Paras. 82 to 85.) 
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