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THE HOUSING POLICY IN THE NETHERLANDS 

Chapter I.· 

. THE HOUSING LAW. 

The housing law published in the Otficial J ot~rnal on June 1st, 
1901, is divided into eleven paragraphs, which, after the amend
ments of 1921 and 1931, are headed as follows : 

· I. Rules concerning the conditions with which dw .. Jlings 
or other buildings must comply. 

2. Particulars of number of dwdlings. 
3· Improvement of dwellings ; overcrowding. 
4· Condemnation of buildings as unfit for habitation, 

evacuation, closing and demolition. 
5· Diversion of housing accommodation from its proper 

purpose. 
6. Expropriation. 
7· Regulations concerning the building development of 

estates and the purpose for which they are to be used. 
8. Financial assistance from communes. 
9· Financial assistance from the State. 

10. Penalties. 
· II. F ina! provisions. 

The following observations may be made on these paragraphs. 

Ad I. - Under this law, the communal authorities are em
powered to lay down the conditions which shall govern the erection 
of dwelling-houses, etc. Article I of the law lays down that the 
communal council must state the conditions that have to be 
complied with : 

(a) For the erection of dwelling-houses ; 
(b) For the total or. partial modernisation, alteration 

or enlargement of dwelling-houses ; 
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(c) For the utilisation of premises for housing purposes; 
- (d) Concerning .existing dwellings. 

Furthermore, regulations must ~e laid down concerning the. 
occupancy of dwelling-houses by smtable t~nants. · . · 

All these regulations are generally published together m the 
communal bye-laws on housing, regarding which Chapter IV of 
this report should be consulted. . . . . 

In addition, bye-laws must be passed : 

(a) Fixing a fron~ ~uilding-line - i.e., _a l~ne marking,· 
in the case of_ either building, complete modernisation or altera
tion, or enlargement, the minimum distance from ~he roadway 
at which buildings may stand (apart from exceptions allowed 
by the bye-laws themselves) ; 

(b) . Fixing a rear building-line - i.e., a line marking, 
in the case of either building, complete modernisation or altera- · 

· tion, or enlargement,. the minimum distance from the side 
opposite to the roadway side at which building<> may stand 
(apart from exceptions allowed by the bye-laws themselves) ; 

(c) Relating in other respects to the situation of buildings 
with reference to each other ; · · 

(d) Relating to the height of buildings. 

These stipulations are generally included in the housing bye
laws. By a special decision of the communal council, in execution 
or fulfilment of, or in derogation to, the bye-laws defined under · 
(a) and (b) of the previous paragraph, stipulations may be laid 
down for the fixing of a front or rear building-line for dwellings 
and other buildings on one or more existing or future roads or 
parts of roads, the situation of which is definitely mentioned in 
the municipal decision. · 

Ad 2. - This paragraph contains provisions concerning the 
establishment of housing exchanges and the taking of a housing 
census. 

Every commune with .more than 20,000 inhabitants, unless 
specially exempted from the obligation, and any other commune 
designated by the Crown, is bound to establish a housing exchange. 

Moreover, communes may be required to take a housing census. 
Grants may be made from the State Treasury to the communes 
towards the cost of housing exchanges and housing censuses. 

Ad 3 and 4- - Under the provisions embodied in these para
g:raphs, the. communal aut~orities are empowered to cause dwel
lmgs to be Improved, and, m so far as they are unfit for habitation 
and cannot be restored by repairs to a habitable condition to 
condemn such dwellings as unfit for habitation and ensure tbeir 
evacuation within a given period. In this connection, Chapter V 
of this report should be consulted. · 
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Ad 5- -This paragraph makes it possible in periods of housing 
shortage to prevent dwellings from being used for other purposes 
or demolished. 

Ad 6. - This paragraph governs the expropriation of estates, 
whether built on or not, for the requirements of town-pbnning. 

Expropriation may be ordered for the evacuation of built
up areas or for the removal of dwellings, if owing to the particular 
situation improvements cannot be achieved by any other mt'!hod. 
Furthermore, land may be expropriated, if necessary, for the 
execution of a definite building plan establisht>d in the interests 
of housing. Finally, land may be expropriated in connection with 
an approved plan of extension, or by reason of a front building-line 
or the prohibition of building. 

All such expropriations are effected by order of the communal 
council, subject to the approval of the Crown - i.e., without 
any previous declaration at law to the effect that the expropriation 
is in the public interest. 

Ad 7· - In this paragraph, rules are laid down concerning 
the establishment of extension plans, building reguhtt ions, rt>gula
tions referring both to the nature of the building dewlopmcnt 
and to the use of land situated in the built-up art>a, and district 
planning. 

On these points, Chapter III of this report should be consulted. 

Ad 8 and g. - With regard to these " financial " parab'Taphs, 
the reader is referred to Chapter II of this report. 

Ad 10 and II. - These paragraphs contain the necessary 
provisions regarding penalties and one or two final provisions -
to the effect, for instance, that neither the provisions of paragraphs 
I to 5 inclusive of the housing la\'V nor the communal building 
bye-laws shall apply to temporary dwellings, such as sheds, cara
vans, tents and other similar erections, provided they be inhab1ted 
for not more than five years. 

The provisions applying to such erections are contained in 
the Ordinance regarding Movable Dwellings. 



·Chapter II. 

FINANCIAL PARAGRAPHS OF THE HOUSING LAW. 

On the basis of the provision in paragraphs· 8 an-d 9 of ihe 
housing Jaw,. loans and subsidies for the purchase .of land and 
for the building of houses and to cover, housmg unprovement 
costs may be granted to building associations which are .(ecognised 
by H.oyal _Decree as working exclusively . for the improvement 
of housing conditions. ' · · ., . · . · . · . . .. · · · .. _ 

Communes may also· be granted loans and subsidies for .these 
purposes from the State. Treasury, to be used for the _payment 
of interest and amortisation. Furthermore, loans may be granted' 
to communes for the construction of workmen's dwellings whenever 
municipalities wish to construct these on their own account. 

The great importance of these paragraphs was apparent from 
the very first years in which the housing law carne into force. 

As compared with the regulations in other countries, it is 
interesting to note that the loans are nof limited to a specified 
proportion of the value of the buildings to be erected. The entire 
amount - i.e., roo% of the building costs - is advanced to 
communes and associations in the form of a loan. 

During the first years in which the housing law was in force,. 
the rate of interest was fixed in each separate case in accordance 
with the quotation of the 3% Nederlandsche Werkelijke Schuld 
on the Amsterdam Stock Exchange ; on August rst the interest 
was 37

/. %· Interest and amortisation are paid together in the 
form of an annuity; at an interest rate of 37/ 8 o/

0 
and a fifty-year 

time-limit for amortisation, these amounted to 4·556 %· The 
rate of interest is at present 4 o/0 • 

!\!unicipalities are solely responsible to the State for the 
payment of interest and amortisation, but they may secure them
sPlves in respect of associations by instituting a first mortgage. 
They are, n:or~over, e11:titlcd at any time to seize the property 
of the assoc1atwns, takmg over the debts and charges attaching 
thereto. 

Accordingly, building by- associations is based on co-operation 
between bod1es that ha':e sprung up from the community itself 
and the pubhc authonhes. The former are e!l:pected to provide 
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disinterested l<1bour ami devotion to. the cause, while the I.ttt<'T 
provide capital, advice and _supervision. · · 

The facilities provided by the housing bw fur the building 0 ( 

~orkmen's dwellings were first utilised in 1905. ~ince then, 
mcreasing ·use has been made of them every year. In accordance 
~ith the intentions .of the framers of the law, annual grants were, 

. m the first year?, made only in the following cases : 

(a) \Vhe)l slums were evac-uated and the former inhabitants 
}Vere not in a position to rent suitable accommodation ; 

·(b) When_ the _authorities deemed it. necf'ssary to build 
~.ffi.";;=;;:~;(luarter m~abtted by- a socially backward population -

,_-e., a populahon not yet culturally· developed enough to 
·desire proper housing and not, or. not yet, "in a position to 
. pay ti)e rentals of such housing. In these cases the grants scrwd 

a purpose of social improvement ·and beneftted persons who 
would ~ever have obtained anyassistance from private building 

_·_enterpnse. · 

. During the period .. from· 1914 until about 19.q the provision 
of housing was seriously interfered 'IVith by the war and its conse
quences. The building industry stagnated owing to lack of building 
materials and a great increase in building costs. '· · 

In this period .the Government had to keep the building 
industry in being at enormous financial sacriftce. Even so, there 
was an acute housing shortage for several years. That has now, 
however, been a matter of past history for some ten years . 

. From 1924 onwards, it was again possible to leave the supply 
of annual housing requirements to unsubsidised buil<Jing - i.e., 
mainly -private builders. . In some localities, however, wlwre 
there was no such initiative, building was still undertaken by 
building associations or communes with loans from the public 
funds, but without any subsidies for rent. From this time onwards 
the Government paid particular attention to the granting of 
loans for the evacuation of slums and the improvement of insanitary 
dwellings. . 

In this matter, little had been done during the period of housing 
shortage. True, every year many unfit dwellings were demolished 
as a result of town-planning, _but for ~everal _Years_ no actwn was 
taken in the matter of declanng premtses umnhabttable, and cer
tainly nothing was done to provide better accommodation for 
slum-dwellers. As .a result, housing conditions in several communes 
were lamentable; many dwellings were in a state of utter disrepair 
and were inhabited by people who were ~pnte unabl~, wtth~ut 
subsidies, to remove to better quarters or Improve thetr extstmg 
dwellings. · · · . . · ·. . 

On the· adoption of regulations concemmg grants, the. makmg 
of grants was linked up with slum clearance. In addttwn, ~he 
undertaking of constructional work was hmtted to-a certam portwn 
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of the whole building industry in order that the granting of loans 
should not - as in the last years of the war and thereafter -
lead to an increase in building costs. 

The first regulations concerning grants for slum clearan.ce 
were promulgated by circular on Jan~ary sth, 1925. Und~r .Its 
provisions, in addition to the loans ordmarily a~corded for bmldmg 
under the housing law, a sum of 8o,ooo flonns was earmarked 
for annual grants for slum clearance. The deficit on the profit
and-loss account for buildings to be erected with this money 
was not to exceed so florins per annum. In this matter, the State 
and the commune were each responsible for half. 

In the following years, a similar sum was earmarked every 
year ; since 1932, owing to the condition of the country's finances, 
only a smaller sum has been available. It was laid down as a 
pre-condition for the granting of subsidies that it must be definitely 
proved that a number of premises equal to the number of dwellings 
for which the grant was being sought had been declared uninhabit
able or had been evacuated. 

As a corollary to the development of slum clearance, there 
arose the question of the elimination of insanitary areas. 

When insalubrious dwellings are situated in otherwise decent 
streets, if is sufficient to declare these premises uninhabitable and 
to build new dwellings for the evicted occupants. In the case 
of slums, the authorities need not take any further action. It 
is in the interest of the owner himself to put the property to 
another use, or demolish the slum and erect new buildings in its place. 

In many cases, however, the dwellings which are to be declared 
unfit for habitation are situated in very narrow streets or blind
alley slums, while the various plots of land are so divided up that 
the owners are unable themselves to undertake the necessary 
constructional work. 

In .these circumstances, it is preferable to bring all the plots 
under one ownership, to establish a new street plan with suitable 
blocks of buildings, and to employ the land thus acquired for the 
erection of new buildings. 

In general, all these operations are carried out by the commune. 
Private individuals are generally not in a position to obtain posses
sion of the numberless plots into which most quarters are divided. 
::\Ioreover, the planning of new streets in the place of existing ones 
is a matter for the communal authorities. 

Further, !lo quarter is so bad but that it contains a few good 
blocks of bmldmgs. As a general rule, however, these have to be 
demohshed, as well as the others, because they would prevent a 
harmonious reconstruction of the whole. Such blocks have to be 
expropriated by the commune. 

As '1: ge!leral rule, therefore, when buildings are declared unfit 
for hab1tatwn, all the plots of land on the estate are either pur
chased or expropriated by the commune. 
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Thereafter, new streets are planned and the roadway is made, 
and sewage and other work is carried out. 

When all this has been done, any building land still remaining 
available may be utilised by the municipality for erecting its own 

. buildings, or it can be sold or transferred on leasehold tenure 
( erfpacht) to private individuals or building associations. 

Loans from the State Treasury may be granted for such work, 
generally known as improvement schemes (sanuringsplan). 

Comprehensive schemes have already been presented, for 
instance, at Rotterdam and The Hague, while the commune of 
Amsterdam has for some time past been very active in this domain. 
In smaller communes, also -'-- for instance, Amhem, Leyden and 
Hertogenbosch, and even in much smaller communes - such 
schemes have now become common. In all these cases it was a 
matter of purchasing or expropriating all the plots in a fairly large 
area in which, amid the unfit dwellings, a certain number of good 
dwellings had also to be razed, because, as a result of a bad street 
lay-out or inappropriate dimensions of building blocks, it was 
impossible to introduce the improvements in any other way. 

In this domain it will be possible to carry out extensive work 
in the immediate future. 



Chapter·.ur; 

THE TO\VN-.PLANNlNG-CLAQSES OF THE :i!OUSING .LAW - . . ' .. . . .. 

In communenvith 'r~10li than ten ·thousand inhabitants or in 
which the popiilaHort has, in.tlie las.t ~Ye yeats; inc~ease?- by inore. 
'than one-fifth, the communal counc111s,·unless speCially exempted; 

• ·bound to· establish ,a development plil.n 'for·;( perkid:nof~!{ceeding· 
. ten years, in 'which the destination of the land.shown _in. the-plan 

must be denoted e~ther as a whole or by-su]?divisioijs. ·.A. ~imijai 
-obligation .. may also be placed .op. other rmmicipalities. · , ~ . : 

These plans are subject to the approval of the. provincial council 
(Gedeputeerde Staten}, which for that purpose consults the housing 
inspector. · . . . · . · . :. · . 

The communal council can also, simultaneously with a develop
ment plan or a plan for the r~vision of the sam~, lay down building 
regulations wherein the' use to which the land is to be put, as 
shown on the plan, is described in further detail, while the nature of 
the building and the use to be made of land in the built-up area may 
be made subject to regulations to.be fixed in accordance with the 
same procedure as is followed in the case of a development plan. 

The development plan, in. so far as it gives a broad indication 
of its general purpose, provides a picture of the future development 
ol the commune, within the area covered by the plan, both on land 
and on water. In addition to whatever the communal council may 
decide to embody therein, it includes : . · · 

. (a) A plan of the main lines of communication both 
communal and, .if possible, State and provincial, and of the· 
Polder system throughout the area of the coriunune shown in 
the plan, with exact indications of widths ; ·. . . · 

(b) The allocation of land for public needs for the erection 
of ·dwellings and other· buildings ·and, if nece!lSaFy, for com~· 
mercia! and industrial premises. .• . . . 

.I!' drawing up· the plan, attention must be paid: to· traffic 
reqmrements by land ·and by water. In connection with roads 

.· intended for. ordinary traffic coming. under (a)' care· .is. taken to 
. reserve ground wi~h a vie:w to fu~ure ~idening and the laying-out, 
parallel to the h1ghway, of· res1denhal .roads .and the:· fixing: of 

. ',• . .;.·: ...... 
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minimum distances that must separate the dcbouchnwnts of roads · 
or approaches to residential roads or to built-up areas. 
: · ·The develoFment plan,. in so far as it concerns the use to ht• 
m~de_ of. subdivi~~ons .worked· out later, if nt•cessary, in ~pecial 
blllld1?g constructions m accordance with Article 39 of the housing 
law, I_ncludes, besides. ~ny ·additional p~ovisinns the communal 
council may see fit to mclude : • . · 

· (a) A complete plan .of streets ~·ith exact indication of 
~~~, . . . . . 

(b) An indication of land intended for'the cutting of canals 
or the laying-otrt of squares, pleasure grounds, parks, sports 
and. playing· fields, public gardens, cemeteries and for other.· 
purposes· of public .utility, ~th an exact indication of the 
boundaries of each ; · . · . 

(c) .·Detailed ·particulars of the use to be made of land mi 
which .if is intended to build dwellings ·and other buildings 
and set up·.tommercial or industrial premises, in which" case 
the .. council may, if necessary, .consider the desirability of 
·establishing : · · 

(1) Industrial districts--namely, districts exclusively or 
. mainly reserved for the erection ·of business and industrial 
premises; 

(2). M.ixed districts-namely, districts where permission 
· .may be given for a few industries to· set up their establish

. ments, the rest of the district being devoted to dwellings 
and for other buildings and /or land u·tilised for public 
purposes ; : 

(3) Residential districts-namely, districts which are 
exclusively or mainly reserved for residential dw111lings and 
other premises and for land utilised for public purposes, on 
which no industrial premises may be erected. 

With 'regard to land exclusively or mainly reserved for residen
tial buildings, particulars must also be given of the· density, the 
size and category of dwellings with reference to the d"pth of the 
plots and, where the building of flats is pennitted, the number of 
floors also. 

\\'hen the councils of two or more communes desire to establish 
a district plan for their combined areas, they may agree to s(·t 
up a committee for t.he preparation, execution and, if necessary, 
reyision of _the plan. · · . 

A district plan indicates, in so far as the m~erests of the area 
it covers permit, the use to be made of the land m that area. It 1s 
prepared on the same lines as a development plan. . 

A committee appointed to p~epare and execute o.r to revise 
~ district. plan is bound. to co_ns1der, above all, the mt.erests of 
communications, trade and industry, as well as public mterests, 
including the preservation qf 9pen spaces. As far as poss1ble, the 
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following bodies are consulted through or by the commi~te~ : 
chambers of commerce and industry, the State and provmctal 
waterway services, the managements of transport undertakings,. 
the heads of industries and organisations or individuals represent
ing public interests which might have to be safeguarded in the 
plan. . · 

The main lines of communication over the whole district must 
be shown, with ·an exact indication of their width. 

These lines of communication, which, in addition t<i ordinary 
roads, include railways, tramways and waterways, ·are divided 
into : 

(a) Lines used for through traffic ; 
(b) Lines which connect centres of population and .are 

of more than local interest. 

In connection with lines of ordinary communication falling 
undet heading (a), land is reserved for future widening, for the 
making of slopes in connection with future embankments and 
cuttings, or for the construction of parallel roads for local traffic 
in connection with building and the fixing of the minimum distances 
that must separate the debouchments of roads, or: accesses to 
parallel roads or to built-up areas. . 

In addition, provision must be made for sites, harbours, flying
grounds and other establishments which may be necessary for 
communications. . 

The plan shows, so .far as the interests of the district require, 
the sites earmarked for industrial purposes (sites for business 
and industrial purposes, mining, horticulture, etc.) and those which 
it is intended to preserve for public purposes (natural beauty spots, 
s'!-ch as woods, sheets of water, areas to be used for water-supply,· 
disposal of refuse, etc.). · · . . 



Chapter IV. 

COMMUNAL REGULATIONS FOR BL'ILDING 

AND RESIDENCE. 

A few years after the coming into force, on August Ist, 1qo2. 
of the housmg law, a.ll communes. ~ad establisht>d housing bye-laws. 

In ac~ordance With the provisions of Article 4 of the housing 
law, housmg bye-laws must, m connection with the cast•s mt'ntioned 
in (a), (b), and (c) above, include the following provisions : 

(a) Size and category of dwelling ; situation an<l size 
of living-rooms, stairs, passages and entrance-hall, also height 
from floor of lower living-rooms ; 

(b) W.C.s; 
(c) Supply of drinking-water ; 
(d) Protection against fire ; 
(e) Protection against damp ; 
(f) Strength of building - in particular, its foundations, 

walls, cellars, floors, stairs, ceilings and roof ; 
(g) Disposal of sewage and garbage ; 
(h) Supply of light and air; 
( i) Fireplaces. 

In respect of existing dwellings, regulations may be laid down 
on all. these points except point (a). 

At the outset, there was a great diversity between the bye-law~ 
adopted in the various communes. The authorities of large com
munes established bye-laws solely in accordance with their own 
views ; the smaller communes followed model or key bye-lav.-.;, 
prepared by experts on the subject. 

For long years now it has been felt that this lack of unity is 
regrettable. It is, indeed, desirable, in the general interest, that 
the various bye-laws of different communes should not vary, 
except for some good reason. 

\Vith a view to overcoming these drawbacks, the Director
General of Public Health and the writer of tl1is monograph 
published in 1927 a " Guide for the Preparation and I<evision 
of Housing Bye-laws "-

Later, there appeared a briefer work, " :\lode! Housing Bye-
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la11;5 for Smaller Communes ", in which acco~rtt js ~aken of the 
amendments to the housing law in 1931. · Acc.ordmg. t? these 
amendments, all housing bye-laws Il}qst be rev1sed ·Wlthm two 

year; the 'course of this revisiQn, many c~mmtmes adopted the 
model housing bye-faws: ·_In· several provinces a committ~e _of 

·experts has, {rom this model bye"law,. elaborate~ a provmc1al 
model bye-law, which has similarly been ·fo~lowed m many com
munes.. The contents of the present: ho~s1pg bye-l~ws · ?f ·very 

.. many small communes thus correspond . ~- the mam Wttb thiS 
model housing bye-la\y.. . . . . . . 0 -

. Some· i:lf- 'these provisions 0 which may be of mterest for the 
purposes of this enquiry ;tre.. the following :. : .. '0 ·: . 

· - \Vhen ~ building is erected: beside a road, ito _part of the. b~ilding 
inay extend beyond the verticil plane pa5sing _lhrough th.e ~ron~ 
building-line: · ·, · -· · . · . · · · · · 
· In the absence of any special provision concerning the front 

0 

building-line adopted by_ the communal council on the basis: of 
Article 2, paragraph 2, of the housing law, the following is laid 
·down for front building-lines : ·. 

· On roads to be newly laid out and on existing roads outside 
the built-up area, the front building-line is a line parallel to the 
axis of the road and situated at a distance of 10 metres from 
that axis unless the width of the road exceeds 10 metres, in which 
Case the line is drawn at a distance of 5 metres from the edge of 
the road. 

,Measured vertically and pro<;eeding along the front building
line, no tuilding may be higher than the level of the road by more 
than two-thirds of the distance from the opposite front building
line to the said vertical plane, it being understood, however, that 
the height may in no case exceed 12 metres. If a building is situated 
at the intersection of two roads, then the greater front building
line distance can also be used for calculating height on the road 
with the smaller· distance, but not for more than 15 metres along 
the line from the comer. · -

· When_ a _building is erected beside a ·road; after the completion 
of the ~u~ldmg, no part of that building may lie beyond the vertical 
plane nsmg from the back building-line. 

In the absence of any special provisions adopted· by the· 
comm'?nal council with regard to back building-lines on the· basis 
?f Ar~tcle 2, paragraph 2, of the housing law, the .back building-line 
IS a lme drawn behind the front building-line at a distance equal 
~o one-quarter of ~h~ distance between the front building-lines 
m_ the block of bmldmgs, unless that distance totals more than 
6o metres; or the buildings do not form a whole or the block is to a 
large extent. tr_aver~d by roads, in which case the"distance from 
the. f.r?~t _ buildmg-line .to the back _building-line must be 15 mcfres. 

. - . . 
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·w~en a building_ is _being erected beside a road, an open space, 
belong:mg to the building, must be left after its completion along 
the whole breadth of the back of the building and· in direct 
connection therewith. 

This open space, moreover, from the one side of the back of 
the building, in a direct line along the back building-line, must 
have at least the following dimensions : · · 

(a) In the case of houses without an upper story, lo 
met,res; . 

(b) In the case of houses with one or more upper stories, 
for each story, 3 metres more than the space specified in (a). 

Every dwelling must, within the outside walls, whether on the 
ground floor or on an upper stmy, have an area of at least 25 
square metres. . · · 

Every dwelling must comprise, for the exclusive use of the 
occupants, at least the followillg accommodation : 

(a) An entrance porch, unless the ·outer door which 
serves as the. mair). entrance to the dwelling opens upon a 
passage, shop, warehouse, workshop, . shed, scullery, back-
kitchen or similar outhouse ; . . 

(b) A room with a floor area, after deduction of built
in cupboards, measured inside the walls, of at least 15 square 
metres and a breadth of at least 3.30 metres.; 

(c) In addition ~o the accommodation mentioned under 
(b), accommodation with a floor area, measured as described 
under (b), of at least 7 square metres and a breadth of at least 
2 metres ; 

(d) A . back-kitchen, sculle1y, laundry-room or other 
walled-in space which can be locked up unless, in addition 
to the accommodation mentioned under (b) and (c), there 
is also a kitchen ; 

(e) A proper fireplace ; 
(f) A proper place for keeping food ; 
(g) A storage place for fuel, unless in the immediate 

proximity of the dwelling there is at its disposal a shed. In 
addition, each dwelling must be provided with a water-closet 
for the exclusive use of the inhabitants. 

No room may have a floor area of less than 4 square metres 
measured as described above under (b). 

In the case of the room specified under (b), the free height 
over the required minimum floor area must not be less than 
2.70 metres and, above any further floor area, at least 2.20 metres. 

In the case of rooms immediately below a sloping room and 
rooms situated above a cellar, having their floor above the ground
floor level (termed opkamers) the free height must be at least 
2.20 metres ; this must be the height of at least half of· the total 
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floor area and must in any case extend over an area of at least 
4 square metres. The rooms must furthermore be surrounded by 
vertical walls to a height of at least one metre from the floor. 

In the ease of all other rooms, the free height over the required 
minimum floor area must be at least 2.40 metres, and over any 
additional floor area at least 2.20 metres. 

Every dwelling must have access to light and air through 
windows situated in at least two of the outer walls. 

Windows also include glass doors. 
Each room must be provided with one or more vertical windows_ 

opening directly upon the open air. 
In the case of rooms situated immediately below sloping roofs 

or not situated inside a dwelling, permission may be given to 
utilise a skylight that can be opened. 

The above-mentioned windows must have a transparent area 
of at least one-eighth of the floor area, except in the case of 
garrets, where they must equal one-tenth of that area. The light 
must fall on the whole area at an angle not exceeding 45° with 
the horizontal. 

One or more of the above-mentioned windows must be open
able to such an extent that the total opening is not less than 
one-quarter of the whole window area. 

In kitchens, back-kitchens and sculleries, the opening must 
be at least half of the total window area, utilisable by means of 

_ an upper window that can be opened. 
Every dwelling must be provided with an adequate supply 

of good drinking and household water, w:1ich the inhabitants 
must have at their constant disposal. If not inside the house, 
it must be situated in a courtyard belonging to the building and 
at a distance of not more than 10 metres from the building. 

Water must be laid on by means of a branch from the water 
conduit, provided some part of the dwelling is not more than 
40 metres distant from a water-main or from the axis of the road 
under which the water-main runs. This distance must be measured 
by the shortest route by which the branch pipe can be taken 
without encountering any abnormal obstacles. 

In each building, arrangements must be made to ensure that 
rain-water and garbage shall be disposed of as speedily as possible 
with a minimum of inconvenience or danger either to the occupants 
or to others. 

The drains must be completely watertight and airtight. Fur
thermore, they must be of strong and durable materials and their 
various parts must be in proper condition and in the right posi
tiOns. They must also, as far as possible, be protected from frost 
and must be properly accessible, and must be so arranged as to 
enable obstructions to be removed without difficulty and sewer
gas to escape. 

Every building intended to be used as a dwelling must be 
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provided with at least one sink. From .this sink must run an air
tight and watertight outflow pipe of at least 0.04 metre internal 
diameter, provided with a grille and an air-trap.· 

Every water-closet must ·be provided -either with a W.C. 
flush hole or with a lavatory pan, with airtight and watertight 
outflush pipes, and, if the closet is situated in the interior of 
the house, with a ventilating shaft. 

The owner of a dwelling may not let the dwelling to or place 
it at the disposal of more than one family. · · . 

No resident, whether he be the head of a family'or a single person, 
may cause or allow the dwelling to be inhabited in any way that 
would bring the number of families so inhabiting it to number 
more than one. 

An exception to this rule may be allowed when it is definitely 
established that the size and nature of the dwelling, as also of 
the families that propose to live· together therein, and the time 
during which they propose to inhabit it, would not be in any 
way detrimental to- the interests of housing. 

Apart from these provisions, the occupant, whether he be the 
head of a family or a single person, may not take in boarders or 
lodgers: -

.(a)· In rooms which cannot be reached otherwise than 
through bedrooms ; 

(b) In rooms the cubic content of which would be less 
than IQ cubic metres per occupant. 

A dwelling may not be inhabited unless it is so arranged that 
persons over I2 of different sexes, not being husband and wife, 
shall not be obliged to sleep in the same room. 

Apart from the provisions in (a) a,nd (b), no dwelling may 
be inhabited if the cubic contents of a room in which there are 
one or more beds is less than 7-5 cubic metres for each sleeper 
over I2 years of. age and 3·75 cubic metres for each child under 
that age. 

The owner may be notified that he must carry out improve
ments: 

(a) When, owing to disregard of the provisions of the 
communal housing · regulations, or for other reasons, the 
dwelling, though not fit for habitation, could still be made . 
so by carrying out improvements ; 

(b) When a dwelling, though not unfit for habitation, is 
in particular need of certain specific repairs ; 

(c) When the dwelling is occupied by a greater number 
of persons than is authorised by the local bye-laws. 

The notification therefore presupposes that the housing regula
tions governing existing dwellings have not been complied with. 
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Nevertheless, non-observance of one condition alone is not suffi· 
cient to warrant a notification to the effect that improvements 
must be carried out ; the dwelling must be unfit for habitation. 

Moreovet, the law makes it possible to insist on improvements 
when the dwelling is " for other reasons " unfit' for habitation. 
The meaning of this phrase is not explained in the law. 

That does not mean, however, that arbitrary action can be 
taken. If it were· permitted to declare a dwelling unfit for habita· 
tion on arbitrary grounds and then insist upon improvements, 
that would be equivalent to allowing the communal authorities 
to render more onerous at will the conditions laid down in· the 
bye-laws for existing dwellings. That is by no means the intention 
of the law. · 

On the basis of Article 4. of the housing law, the conditions 
which existing dwellings· are to fulfil must be specified in the bye· 
laws. On this point the bye-law must not contain any omissions. 
Requirements, therefore, which go beyond those set out in the 
bye·law for determining th~ condition of a dwelling in each p3J;ti-. 
cular case are inadmissible. 

In point of fact, the words " for other reasons " refer to cases 
in which dwellings comply with the letter of the bye-law, but, 

· owing tQ neglect in the matter of upkeep, bad occupancy, etc., 
.have become unfit for habitation. . 

The prov.ision u.nder (b) leaves the authorities entirely free 
to judge what improvements should be made. It does not refer 
to the provisions of the bye-laws ; it simply lay3 down that the 
improvements must be necessary. . . 

. This expression must be taken to mean that the repairs are 
necessary in order to prevent the dwelling from becoming unfit 
for habitation. · 

The provision therefor~ applies mainly to dwellings that have 
been so neglected that it is necessary to take speedy action in 
order to save them. . . . 

The text of this provision allows ample latitude in determining 
what special measures are necessary in each particula.r case. A 
few restrictions are therefore absolutely necessary. 

The law allows a person who receives such notification to 
appeal to the communal council. This possibility excludes to a 
large extent any arbitrary application of. the law. , 

When a dwelling. is unfit for habitation and cannot· be· made 
habitable by improvements, it is declared unfit for habitation 
by the communal council. . · . · . 

This decision must eventually lead to evacuation within a 
given period, which, by decision of the communal council can 
be prolonged for a period not exceeding twelve months. ' · 

Und~r t~e ~ousing law, the d~claration of dwellings as unfi! 
for habitation IS a purely techmcal question and is concerned 
solely with the condition of the dwelling. · 
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The only questions asked are these : 

Is the dwelling unfit for habitation ? 
If it is unfit, can it still be made habitable by suitable repairs 

and improvements ? 

If the answer to the second question is in the negative, all 
other considerations are ignored and the dwelling is declared 
unfit for habitation. 

No consideration is given to the number of houses available 
or the number of dwellings at a rent which the occupants could 
pay, or to the manner in which such dwellings can be provided. 

A dwelling unfit for habitation which can no longer be repaired 
is declared unfit for habitation whatever the other circumstances 
of the case may be. 

This rigid attitude, which is adopted as far as is possible -
although during the war, when practically no building could be 
undertaken, it was not always possible to do so - is explained 
by the fact that the communal council is authorised to postpone 
evacuation, and above all by the fact that the authors of the law 
simultaneously made provision to ensure a supply of dwellings 
for evicted persons. 

This end may be achieved on general lines by constructing 
working-class houses in order to expand the estate market, or 
by building dwellings for the particular purpose of ensuring the 
evacuation of slums. · 

Dwellings are declared unfit for habitation by decision of the 
communal council. 

The housing law allows owners the right to appeal to the. 
provincial council (Gedeputeerde Staten). This body takes a 
decision after hearing the inspector of housing. 

In this way a too rigorous application of the provisions of the 
law is avoided as far as possible. · 

Furthermore, in cases where the provincial council failed to 
invalidate the declaration of unfitness for habitation even though 
this declaration was contrary to the law, their decisions were 
annulled by the Crown. 



Chapter V~ 

TYPES OF SIMPLE DWELLINGS. 

The current types of simple dwellings in the· Netherlands 
show more or less material differences according to the character 
and importance ·of the commune in which they are situated. 

In the largest towns, the multi-family houses predominate, 
while in towns of smaller size and in villages houses are constructed 
almost exclusively for single families. . · · 

At Amsterdam (population, 782,000), the multi-family house 
generally has four floors. Except in special cases (tenement build
ings, " sky-scrapers "), the construction of ·a larger .number. ot 
floors is not authorised.. In certain suburbs where costly embank- . 
ment work is not necessary, dwellings with fewer stories; and 

. even houses for a single family, have been successfully constructed 
in the last few years. · 

At Rotterdam (population, 595,000) and at The Hague (popu
lation, 478,000), the number of floors as a rule does not exceed 
three. This is also the case in certain quarters of Utrecht (population, 
161,000). In these communes there is a considerable proportion . 
of single-family houses. 

Houses of more than one story are also constructed at H aarlem 
(population, 130,ooo) ·and Gro~tingen (population, II3,000), and 
in a number of smaller towns. At Haarlem, however, the single
family house still predominates. The commune which has most 
recently reached the figure of 1oo,ooo inhabitants - Eindhoven -
still consists almost entirely of houses of this type.· : 
· Apart from the above and a few smaller towns, the single
family house still predominates throughout the country.· At the· 
time of the housing census of 1919 - the only one which provided 
data on dwellings according to the character of the building -
it was found that, except in some ten towns, approximately 95 % 
of th~ existing dwe.llings were. single-family houses. Table I contains 
certam data obtamed ·at th1s census. 

A good dwelling must first of all have suffici~nt space to 
accommodate the persons for whom it is intended ;. it must be 
free from damp and it must afford ample access to air and light. 
. The space ayailable for living purposes in a multi-family house 
1s not necessanly less than that in a single-family house. Very 
often this space is even greater ; all the rooms are on the same 



Table J,- DISTRIBUTION OF DWELLINGS ACCORDING TO THE SITUATION IN THE BUILDING AT THE 1919 CENSUS. 

0 r Dwellings . 
Siuf;::IC'-family Ground-floor n upp<·r floors First-floor S<·coml-floor Third-floor Fourth-floor 

.('oruiUIIIl('S flats, attics, Total 
hOUSI:S dwellings m two-family flats flats flats c<:llars, etc. houses 

Amsterdam 8,885 32,178 6,619 33.259 33,088 24,657 3o5I4 142,200 
(6.23 %) (22.6 %) (4.65 %) (23-4 %) (23.2 %) (IH %) (2.4 %) 

Rotterdam. 9.569 29,795 13,654 26,9I5 23,952 2,223 159 . I06,267 
(9 %) (28. I %) (12.8 %) (25·3 %) (22.5 %) (2.3 %) (o.l %) 

The Hague 0 0 24.49I 21,046 15,0I9 8,o8o 8,176 44 97 76,953 
(31.8 %) (27-3 %) (I9.5 %) (10.5 %) (1o.6 %) - (o.I %) 

Utrecht . 0 I9,201 4,8o6 4.50I 582 84 4 3 29,I81 
(65.s %) (16.5 %l (I5·4 %) (2 %) (0.3 %) - -

Haarlem. 0 10,991 2,677 2,855 I3 I3 - - 16,549 
(66.3 %) (I6.2 %) (17.2 %) (o.I %) (o.I %) 

Groningen . . 0 9.664 4·468 3.953 5R5 I20 - 72 I8,862 
(51·3 %) (23·7 %) (21 %) (3. I %) (o.6 %) (0.4 %) 

Total . 0 82,8oi 94.970 46,601 69.434 65.433 26,928 3.845 390,0I2 

Total for all other 
communes. 0 9[4,13I 36,250 2],Jfi4 8,607 2,779 398 459 98<M11!H 

(92.36 %) (3.65 %) (2.75 %) (0.87 %) (o.z8 %) (0.04 %) (o.o5 %) 
Total for the whole 

country . 0 ·, 996.932 131,220 73.965 78,04I 68,212 2].326 4·304 I,3R0,000 
(72·3 %) 

0 

(9·5 %) (5·35 %) {5.65 %) (4·95 %) (2 ~~) 



-24- • 
floor, with the convenience that they can be. reached witho~t 
goirg upstairs or downst~ir~. Nevertheless, th.e system of multi
family houses- though this 1s not yet the case m. the Neth~rl~ds 
- leads in the long run to the completest poss1ble explmtatlon 
of building plots, and hence to the greatest possible limitation 
of the space allotted to each dwelling. 

Damp, the most serious defect in a dwelling, is harmfu~ to the 
health of the occupants and to their household goods ; 1t must . 
therefore be prevented by the a~option of. suitable technic~ 
measures at the time of construction. In this respect, a multi
family house :t:resents no inferiority; possibly,. indeed, houses 
occupied by a single family, particularly those situated in country 
districts, are, as a rule, more exposed to damp. Of course, basement 
dwellings suffer most in this respect, but their inferiority need 
not be demonstrated even to the most ardent supporter of multi-
family houses. . · 

Dwellings must also have abundant light. It is indispensable as 
a psychological stimulant, and develops keenness and vitality. 
A well-lighted dwelling has the advantage, from the hygienic 
point of view, that it is easier to keep clean, because dust etc., is 
more readily noticed. It is, above all, important to allow the sun's 
rays to enter to the greatest possible extent, owing to their bacteri-
cidal properties. . 

Abroad, the construction of blocks of flats possibly restricts 
to some extent the penetration of light ; in this respect, the Dutch 
multi-family houses are not, as a rule, inferior to the single-family 
houses. An exception should perhaps be made as regards the type 
of dwellings with alcoves in use at Rotterdam. As the construction 
reaches a depth of 13 or 14 metres, the light does not penetrate 
sufficiently into the alcove, and this, in my opinion, constitutes a 
far from negligible inferiority in view of the above-mentioned 
properties of light. 

Further, it cannot be too often repeated that light is essential 
to children. Rickets, which may impair their health for life, and 
!he campaign against which constitutes a grave national problem, 
IS caused by a lack of ultra-violet rays and defective nourishment. 

The children of families who occupy multi-family houses suffer 
particularly fr?m the lack of ultra-violet rays. They have less access 
to the open a1r for lack of a garden, and the light entering the 
d~elling has been largely deprived of the necessary rays by the 
v.:mdow-panes, .for the latte~ absorb a large part of the ultra
VIOlet rays. It 15 therefore eVIdent that, in blocks of flats children 
are handi~pped as regards susceptibility to rickets. · ' . . 

In the mterests ~f ~ygiene, it !s incontestably necessary to 
«:nsure adequate vent,latwn of .dwellmgs. Here, too, the difficulty 
~1es elsewhere; even when a dwelling can be easily ventilated, 
1ts occupants do not necessarily receive sufficient outside air. 

In this connection, multi-family houses are in a position of 
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marked inferiority, less on account of the dwellings themselves 
than owing to the system of construction, which deprives the 
occupants of the upper floors of fresh air. Having no garden, 
they are obliged to go for a walk if they want to go out. Children 
have no opportunity· for the exercise essential for the develop
ment of their muscles and lungs in the open air ; infants will very 
often not be exposed to the outer air, because the parents find it 
too much trouble to take the perambulator up and down frequently. 
As regards adults, there is also a psychological factor, since looking 
after a garden of one's own may exercise a good moral influence. 
The occupant of a flat will have a greater tendency to go out ; 
he is deprived of the attraction offered by looking after his own 
property, which can be of great assistance in the campaign against 
alcoholism, for example. ' 

Various solutions have been proposed to remedy the grave defect 
offered in this respect by multi-family houses. There is, in the first 
place, the jointly owned garden, available for the children of the 
different families. Nevertheless, this intercourse between children 
of different ages and classes, and generally not under supervision, 
offers numerous drawbacks. In the opinion of some, it must, in 
fact, be regarded as definitely undesirable. In any case, the 
drawback remains that the garden and the dwelling are at a 
distance from one another. Another solution, consisting in creating 
roof-gardens, has the same drawbacks. A roof-garden for several 
families can only be regarded as a makeshift. 

· It is also recommended that terraces and balconies should be 
constructed so as to give each dwelling a small amount of open
air space. Apart from the fact that this spa.;e is so limited that 
its practical utility seems extremely doubtful, the idea has a serious 
drawback-namely, that such balconies take away the light o{ the flats 
on the lower floors; they make the ventilation of these dwellings more 
difficult, and, on the other hand, lead to the dropping of dust, 
grit and other refuse. As far as adults are concerned, an endeavour 
is being made to remedy the absence of a garden by giving them 
an allotment outside the town. This solution is only of slight 
utility, however,· for there is no direct contact between the man 
and his garden, and the great distance will always prevent regular 
cultivation. 

The improvements made in the multi-family houses cannot 
therefore remedy their drawbacks completely. The single-family 
house with its little garden, belonging exclusively to tl>e occupants, 
which is of inestimable value to a child, therefore possesses, in my 
opinion, a great superiority over a dwelling situated in a block · 
of flats. · 

A building containing a number of dwellings has thicker walls 
than a single-family house. In very hot weather, these walls b~come 
a veritable reservoir of heat (they can accumulate a quanhty of 
heat equal to 2,000 times their air volume). Even when the outer 
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air becomes cooler at night or after a storm, the walls continue to 
heat the flats. The cooling properties. of the earth, the salutary . 
influence of which makes itself felt in the small, single-family 
house, practically ceases to h~ve any influence even on. the secon~ 
floor. Moreover, numerous mternal sources· of heat m .a multi
family house (kitchens, etc.), and the accumulation of a consider
able number of persons, conduce to high temperatures. 

Although living conditions in the large towns of our country 
are far from resembling those of Berlin, it is nevertheless true that 
upper-floor flats (under flat roofs, even if heat_-proofed) are exposed 
during the bot weather to temperatures so high as to be senously. 
inconvenient to the occupants. These temperatures produce 
enervation and have a particularly depressing effect on the sick 
and on persons of weak constitution. 

· The question naturally arises whether multi-family houses, 
in view of the number of occupants, do not promote the spread 
of contagious diseases, and particularly tuberculosis. 

Although it is not possible to demonstrate irrefutably the 
.connection between housing and tuberculosis,· we feel that a 
certain relationship must 'exist. It is difficult to give proper care 
to a patient in a bad and close dwelling ; ahd, although the 
dwellings in a multi-family house ai:e not necessarily in bad condition 
or close, yet I am inclined to believe that it must be more difficult 
to give proper care to a patient in such dwellings than in a house 
belonging to his family where a sunny room, which is easy to 
ventilate, is readily available. . . . . . . 

The danger of infection is obviously increased by promiscuity. 
The disease primarily threatens children. It is well 1-:nown that 
adults are most exposed to infection when they are in permanent 
contact with patients suffering from open tuberculosis - for 
example, when· they are tending such patients. Children, too, 
are much more exposed to the danger of infection. \\'hen they 
live in multi-family houses, their susceptibility may be increased 
by the fact that they are too seldom in the open air. 
· Multi-fami1y houses, with their common staircases and entrances, 
assuredly contribute to the spread of tuberculosis, even if we 
cannot prove this by statistical data. . 

After stud yin!?' the _differences which exist _between single-family 
houses and multi-family houses from the pomt of view of health, 
there are other factors which militate ae-ainst this last type Qf 
dwelling. ·. . . . 

· The relations which are established between the ·different 
families having a common staircase are often considered to be a 
mo~al danger. In my opinion tnis fear is not unfounded ; common 
stai~cases,_ entrances, etc., are places which might be described as 
senn-pubhc. They are not under police supervision and yet do not 
belong t? any· one head of a family. Constant association with 
older children and adolescents may Qertainly give rise to relations 



which are often undesirable. ~Ioreowr, the~e common ~pan•s 
constantly give occasio.1 for quarrels, which may have all kinds 
of disagreeable and even disastrous consequences to family life. 

In a block containing several dwellings, family life itself can 
neve~ be as intimate as in a house occupit>d by a single family. 
MentiOn has already been made of the pos~ihle in<lucement to the 
occupants of a multi-family house to go out, to visit public-houses, 
etc. The occupant of a flat does not possess a home of the kind 
which the Dutch need as much as the Briti~h ; he can distinctly 
hear the noises in other flats and on the stairs ; he feels <iepriwcl 
of his freedom of movement because sound-proofing is oftt>n 
defective and conversations conducted in a slightly raist>d voin• 
can be overheard. At a time like the present, when collective life 
is so intense - we need only mention entertainmPnts, cafe's,' and 
the numerous meetings and courst>s which play so large a part 
in modern life - it is particularly important that each family 
should in every respect be able to assert its unity and possess a 
home where it can feel this unity and solidarity ; for family life 
exercises a rreponderating influence on the formation of character, 
and consequently on the moral standard of a nation. 

Lastly, multi-family houses with flats that offer only temporary 
quarters encourage frequent moves and the migrati.:>n of the 
population. \Vhen this form of dwelling is the only one commonly 
available, a workman is practically precluded from becoming the 
owner of his home or creating a family property, whereas the system 
of single-family houses gives him every facility in this respect. 
The fact of being the owner of his dwelling exercises a bem· ficial 
influence on the occupants, for it encourages thrift, cleanliness 
and the love of home ; and the opportunity of becoming a house
ownet is of definite social and political importance. 

In A mslerdam, the four-floor block, which has bt>en in existence 
for some time past, has recently become the most current type ; 
such blocks are built by private pt'rsons as well as by building 

· associations. 
This type contains four flats, situated one above the other, 

with a common staircase. The flats consist of a front living-room, 
which, under the regulations in force, must have a minimum area 
of 16 square metres, while at the back there are two bedrooms and 
a kitchen ; in addition, the flat contains a W.C. and a number of 

·wall-cupboards. 
Up to the p,resent, it has been compuls~ry in Amste~dam for 

the staircase to give directly on to the street, m order that It should 
be sufficiently lighted. This is not absolutely essential, and the 
building bye-laws no~ all<_>w exceptio~~-. . 

If such an exception IS granted, 1t IS poss!l.>le to add to the 
three upper flats a front bedroom, which brings the number of 
bedrocms in these dwellings up to three. 

This mode of construction has the effect, however, that all the 
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flats in one block are practically identical, so that they are tenanted 
by households all of medium size. · · 

Recently, there has been a tende_ncy to abandon .this system, · 
for famii:es are not all of the same siZe. 

The Government, in the various terms of its subsidies, has always 
insisted on each dwelling having separate bedrooms for the parents 
and the children of different sexes over 12 years of age. · Thus, 
every flat would have to have three bedrooms. ·-

This. however, has been found unnecessary. For ~orne house
holds three bedrooms are not enough, while for others - and these 
are more numerous - they are too many. · · · 

As stated in Chapter VI, it was not until the 1930 census that 
data were obtained for the first time on the size of families and the 
sleepi.Jig accommodation at their disposal. · . 

In Amsterdam, occupied dwellings were distributed as follows 
in this respect : · · 

40.8 % with one bedroom, of which 36.2 % were adequate 
and 4.6 % inadequate ; .. · . . 

37·7 % with two bedrooms, of which 34·5 % were adequate 
and 3.2 % inadequate ; · · 

16.6 % with three bedrooms ; 
3.6 % with four bedrooms ; 
1.3 % with more than four bedrooms. 

It would therefore appear that the requirements of the popula-
tion of Amsterdam are as follows : 

36 % of dwellings with one bedroom ; 
39 % of dwellings with two bedrooms ; 
20 % of dwellings with three bedrooms ; 

3·5 % of dwellings with four bedrooms ; . 
1.5 % of dwellings with five or more bedrooms. 

These proportions do not exist at present, however, so that 
they cannot serve as a basis for a building programme. When 
new building plans are drawn up, the present requirement is, 
therefore, that, out of 100 dwellings, 50 should have three bedrooms 
and 35 should have two bedrooms. The rest need only have one 
bedroom, although, of course, a flat can have more than three 
bedrooms. ' · 

When the types of flat vary in this way, it is possible to construct 
a greater number of dwellings in the same block than if this con
tained only three-bedroom flats. 

The c~nsequence is tha~ the average cubic space per flat can 
be matenally reduced Without any deterioration in housing 
conditions. 

In the Netherlands, unlike many other countries a charac
teristic feature of flats is that the latter always occupy the whole 
area of the house, so that they have windows both in front and at 
the back. and can therefore obtain Iil)ht and air. · 
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.A~y flat, ho~ever small, can thus be completely ventilated. 
This Is. a fa~t which should. be borne in mind when judging dwelling 
conditions m large towns m the Netherlands. 

In addition, each flat is separated from the common staircase 
by a closed hall. 

Until recently, blocks constructed by private persons as well 
as by building companies usually included above the fourth floor 
an attic floor, which often contained three additional bedrooms 
and three box-rooms for the three upper flats. The occupants of 
the flats can reach these bedrooms by the common staircase ; 
they are, however, separated from the w,U of the staircase by a 
closed passage. 

There has recently been an increasing tendency to abandon 
this mode of construction. Instead of attics, the most modern 
houses have a basement of limited height, which cannot be utilised 
for habitation. 

These basements are usually arranged so that they can be used 
for storage by the occupants of the four flats above them ; bicycles, 
pefambulators, fuel, etc., can be kept there. 

This new arrangement has also led to another modification. 
The free space between the buildings is no longer divided into 
railed-off gardens reserved for the occupants of th,e ground floor. 
As these buildings no longer have ground floors situated at the same 
level as the space enclosed by the building, the latter is arranged 
as an enclosed pleasure-ground, a playground for children or for 
similar purposes. 

Single-family houses are of different types according to the 
district. 

The principal categories of such houses are terraces of villas 
of the kind constructed in towns, and detached houses, which 
in the country districts are gradually giving place to actual agri
cultural labourers' dwellings, generally comprising premises for 
rural production. 

According to local custom, a further distinction can be made 
between the type having a separate living-room and kit< hen and 
the type having a living-room in which the cooking is done, the 
sc-called kitchen-living-room. 

SiNGLE-FAMILY HousEs. 

Last century the custom was, particularly in small houses, 
to have all the living-rooms on the ground floor. 

The space available at the top of the house consisted of an 
attic, which was not subdivided into rooms. 

Larger houses had, besides the ground fl<;>or, ~n upper ~loor 
and above it an attic ; small dwelhngs almost mvanably consisted 
of one living-room on the ground floor, with a number of box-beds, 
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a small kitchen, and, above, an attic, which was used ·as a store-
~m. . . 

This attic which was covered by a tiled roof Without any 
· interior lining and exposed to the wind and cold, was used in 
large families as a bedroom for the older boys. . 

At the beginning of tPe present century, the construction. of 
such houses was still encouraged by subsidies under the nousmg 
law. 

When it became the · custom to provide tiled roofs with a 
boarded lining, the attic became more habitable and it was 
possible to instal one or more bedrooms in it. · . 

This extension of the habitable area in the attic made it possible 
to do away with the box-beds and replace them by bedrooms 
on the upper floor. _ 

The small, single-family houses constructed m the last few 
years are all of this type. 

' 
AGRICULTURAL LABOURERS' HOUSES. .... 

The types of agricultural labourers'· dwellings vary widely 
according to the requirements of the various categories of this 
section of the population. 

It includes both agricultural labourers proper, who are entirely 
in the service of an employer, artd the " crofter" (keuterboer ), 
who only works from time to time for an employer. 

The former has little time after his regular work to exploit 
a small rural holding. · The latter, on the other hand, ·obtains 
the greater part of :Pis livelihood from the produce of his land. 

There are many intermediate categories between these two 
extreme groups. On the basis of these differences, the type of 
agricultural labourer's dwelling varies between the small labourer's 
cottage and the miniature farm. 

Owing to the great diversity of conditions of .rural life, it is 
impossible to describe a type of dwelling which is characteristic for 
the whole country. · . 

· The most usual type is either a kitchen-living-room- with a 
sepa~ate scullery, or. a living-room and a kitch~n with separate 
sleepmg accommodation for the parents and the children of each 
sex. · 

These requirements are thus the same as for an ordinary · 
workf!lan's d~elling. An agricultural labourer's dwelling also 
con tams a section, of varying size, intended for. farming operations 
and separated from the dwelling-house by a fireproof wall which 
extends up to the roof. This separation is necessary both to avoid 
the danger of fire and to protect the dwelling-house from the 
effiuvia of tbe cowsheds. . 

The part reserved for farm-work must comprise the necessary 
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cowsheds, and also space for storing crops and agricultural 
implements. 

Live-stock usually consists only of one or two cows, a few 
goats and pigs, and some poultry. 

The older dwellings of agricultural labourers are, as a rule, 
very primitive, and consist only of a kitchen-living-room with 
two or three box-beds and an entiance hall on the ground floor. 
The attic is not provided with sleeping accommodation, but is 
used for the storage of crop. There are no stairs ; the attic is 
reached by means of a ladder from the store-room. 

The more modern agricultural labourers' dwellings u~ually 
consist of a living-room and kitchen on the ground floor, and one 
or two bedrooms, the other bedrooms being in the attic. 



Chapter VI. 

DETERMINATION OF THE NUMBER 
OF D'WELLINGS REQUIRED. 

The Netherlands are in a favourable situation, inasmuch as 
the existing number of dwellings has for some years past been 
more than sufficient to meet requirements. 

During the last years of the world war, the stagnation in the 
building trade, owing to scarcity of materials and the sharp rise 
in prices and wages, led to a serious housing shortage. 

In October 1919, a housing census was held in 692 out of the 
1,n8 Netherlands communes, comprising 92 Y:! % of the popu
lation. The census showed that, in these communes, 60,841 families 
had no d\\elling of their own and lived with other families, while 
5,221 families were living in dwellings declared to be unfit for 
haoftation, or emergency dwellings ; 8,512 dwellings were un-
occuried. . 

These figures show that, in the communes covered by the 
census, there was a shortage of 57,550 dwellings. For the country 
as a whole, the number may be estimated at 6o,ooo. 

Since then a very large ,number of dwellings have been built, 
so that the shortage of accommodation has gradually been remedied. 

On the occasion of the census of December Jist, I9JO, a housing 
census was held. It was found that, throughout the country, 
there were r,86J,644 dwellings, of which 49,829, or 2.65 %. were 
unoccupied. 

Whereas in October 1919 there was a definite shortage of 
about 6o,ooo dwellings, at the end of I9JO there was a reserve 
of 50,000 dwellings. . 

As the percentage of unoccupied dwellings on DEcember Jist, 
1930, shows that there was a sufficient number of dwellings, it 
may be deduced that, during the period in question, the increase 
in their number exceeded by no,ooo units the increase in require
ments. Table II shows that, if we put at 2o,ooo units the increase 
in the number of dwellings between the end of October 1919 and 
December 31st, 1920, there was ap. increase of 445,000 dwellings 
during the period of eleven years considered. 
. . Requirements have therefore increased by ·about 335,000 
umts, or about 30,ooo per annum. 

The number of dwellings which disappear each year owing 
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~o demolition, reconstruction, change of use, etc., may be estimated 
m normal years a~ about 8,o?o or g,ooo. This figure was approxi
ma~ely reached m the penod rgz8-I9JI ; thereafter, it declined 
owmg to the depression. 

We may therefore put at J8,ooo or J9,000 (say, 40,000 in round 
numbers) the number of dwellings to be constructed each year. 
The actual construction has materially exceeded this figure each 
year. 

Table II. - CoNSTRUCTION oF DwELLINGs SINCE 1921. 

Numlx•r Numhf'r 
Net incrc•as1• of dw('llin~ 

of (1W('llings withdrawn from in the m1mlwr 
built 

US(' as such of dwrllings 

1921 40,364 1,895 38.469 
1922 45.496 2,035 43.461 
1923 . . 43,132 2,629 40,503 
1924 46.712 3,616 43,096 
1925 47,190 4·477 42,713 
1926 50,698 6,335 44·363 
1927 51,622 6.932 44.690 
1928 49,138 . 8,446 40,692 
1929 48,865 7,7II 41,154 
1930 52,588 8,057 44.531 
1931 52,092 9,022 43,070 
1932 43.493 6,192 37.301 
1933 46.967 5·341 46,626 
1934· 55.294 5.344 49.950 

For the period December Jist, I9JO, to December Jist, 1934, 
the net increase in the number of existing dwellings should 
therefore have amounted to rzo,ooo. In reality, it reached a 
figure of about I72,000, or a margin of over so,ooo dwellings. 
As on December JISt, I9JO, about so,ooo dwellings were vacant, 
the number of unoccupied dwellings at the end of I934 must have 
exceeded roo,ooo. 

Since then, the economic crisis which broke out at the end 
of I9JI, and has since become more and more aggravated, has had 
the effect of still further reducing the demand for dwellings from 
persons able to pay for them. · 

The reduction in incomes has obliged a number of families to 
give up their own flats and take lodgings. The demand for 
dwellings is therefore lower than that shown by the above figures. 

In some large towns where an exact record is kept of vacant 
dwellings, it would seem that the increase materially exceeds the 
estimate based on the increase in the number of existing dwellings 
and of requirements. Hence the number of vacant dwellings in 
the country as a whole must be materially in excess of roo,ooo. 
There can therefore be no question of a housing shortage ; on the 

3 
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contrary, in many communes there is over-production. In the 
large towns in which precise statistics are kept, the percentage 
of vacant dwellings of all kinds seems more than adequate. . 

From the point of view of quantity, the present accommodation 
therefore seems more than sufficient. This does riot mean, however, 
that, from the point of view of quality, thes~ dwellin~ satis~y 
every requirement. On the contrary, the housmg conditlons stlll 
leave a great deal to be desired in several respects. · 

In the first place, a number of dw~llings are still in _sue~ a 
condition that they should teally be considered unfit for habitation, 
and will therefore have to be declared uninhabitable sooner or later. 

At the end of 1924, I collected ·data on this subject, from 
which I estimated the number of such dwellings in the COJintry 
as a whole at 6o,ooo. 

During the ten years which have elapsed since then, 68,ooo 
dwellings have disappeared on account of demolition, reconstruc
tion, evacuation after being declared uninhabitable, change of use, etc. 
. These dwellings were certainly not all bad. About half of them 
were still in good condition but had to disappear for other reasons. 

During the same period, 17,000 dwellings were condemned 
and 14,000 of these were evacuated in consequence. To this 
should be 'added . the slums which . disappeared . without being 
condemned. 

On the basis of th~e figures, it may be taken that, since 1924, · 
about 30,000 dwellings in bad condition have been eliminated, so 
that at the present time there are still about 30,000 of those which 
. were condemned in 1924. 

To this number must be added those dwellings which,· in· 1924, 
were still in a satisfactory condition but which have since 
deteriorated to such an extent that they must now be placed in 
the category of slums. It is not ·possible to estimate their number .. 

Nevertheless,· a· large proportion .of . these dwellings are . at 
present vacant. Owing to the numerous unoccupied dwellings 

. , and the. general fall in rents, many flats of inferior standard have 
~allen empty and will be,difficult to let .. The experience. acquired 

).I) the. coiUIDunes in which exact data as to the number of vacant 
dwellings have l?een obtained confirms this pbservation. . . 
. The number of dwellings of inferior standard. which are still 
occupi~d therefore does not attain alarming proport~ons; . · 

I~ IS true that; . .owing to the. proJ<mged. economic· depression, 
certam fam~ies are obliged to go and l,ive with q,the~ or to continue .. 
to occupy ·a dwe~g ,t~e ·rent of which .. actually, exceeds their· 
re;;ources. The declu;1e m rents has· not been able to keep pace · . 
Wlth the ·general declme in. incomes. · ... · · ' · ·, 

Hence, in the majority of communes it is not only considered · 
• necessary to build dwellings to replace the slums, but there is also 

an urgent deina:nd for cheap workme~'s dwellings.. · 



Chapter VII. 

STATISTICAL DATA. 

In the Netherlands, a census of the population is held every 
ten years, when particulars of dwellings are also collected. As 
already stated, the last census took place on December 31st, 1930. 

In the following tables various statistics have been inserted on 
the basis of the results of the ten-yearly censuses, and particularly 
that of 1930. · 

Table III gives a number of figures relating to the area of the 
country and the density of the population since 1830. 

Table IV shows the population and its increase since I8Jo. 
Table V shows the population by groups of communes at the 

.censuses of 1909, 1920. and 1930. . . 
Table VI shows the number of persons living in families or 

alone, on the basis of the results of the last five censuSo's and for 
· 1930 by groups of communes. 

At the 1930 census, a count was taken for the first time of 
occupied .and vacant dw~llings, the term " dwelling " being inter
preted on tl\e basis 'of a definition drawn up with the assistance 
of the Housing Service. This definition is as follows : 

" A dwelling is taken to mean any building or any part 
· of .a. building which is arranged in· such a manner as to. be 
.considered a separate habitation ..,..- i.e., any. fluilding or part of 
a building which; in practice, provides shelter for a single family 
or a single person; even if a part of such dwelling is sublet to 
one or more families, or to lodgers, or boarders. A part of a 
building which the owner of the latter has let separately to a 
family or . person . (living separately) is considered to be a 
.separate dwdling even.if.it originally formed a single dwt'lling 
together with another part of the building."_ 

Table VII show~ the· number of dwellings, of which ·a census 
· was taken in 1930, together with the number o~ occupants .. 

The housing statistics available are not sufficient to permtt of 
a comparison of the situation at different periods. ·The earliest 
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Table III - AREA ,\ND DENSITY OF PoPULA.TION • . 
Number of inhabitants pr-r Increase 

in density 
Square Geographical (January ISI, 1830 

kilom··tre square lea gut". = 100) 

January 1st, I8Jo .• 80.2 4·400 100.-

~anuary 1st. 1840 . . 87.8 4,816 109·5 
ovember 19th, 1849 . 9J.8 5.147 II7.-

December Jist, 1859 100.8 5.529 125·7 . 
IJ5.8 December JISt, 1869 108.9 5.974 

December JISt, 1879 . 121.6 6,672 151.6 
December JISt, 1889 IJ8.6 7.6o8 172.8 
December JISt, 1899 . I54·J 8,467 192·4 
December Jist, 1909 . 179·9 9,86o 224.-
December JISt, 1920 210.6 JI,554 262.6 
December Jist, I9JO 243·7 IJ,37I 303.9 

Total area : J2,565 square kilometres, or 593·5 geograph1cal square 
leagues. 

Table IV.- PoPULATION .-ccoRDING TO CENsusEs. 

Average yearly incr£'ase 

Numbers % 

January Ist, 1830 . . 2,6IJ,487 
January Ist, I84o . . 2,86o,559 24.707 0.95 
November 19th, I849 . J,o56,879 19,632 0.69 
December Jist, 1859 . J.309,I28 25,225 0.88 
December Jist, I869 . 3.579.529 27,040 o.8z 
December Jist, I879 4,0I2,693 43.JI6 I.2I 
December Jist, I889 4,5'II,4I5 49.872 1.24 
December Jist, I899 5.I04,IJ7 59,272 I.JI 
December Jist, 1909 5.858,I75 75.404 1.48 
December Jist. 1920 6,865,J14 91.558 1.56 
December Jist, I9JO 1·935.565 107,025 1.56 

Increase of Population in the Periods between Two Censuses. 

- Increase 
owing to f'xcess Increase Total 

of live·births owing to 
increaw 

over df'aths migration 

December JISt, 1849 202,540 - 6,220 I96,J20 December Jist, 1859. . 262,007 - 9.758 252,249 December Jist, I869 . J45.7JO - 75.J29 270,401 December Jist, I879 448,6J9 - 15,475 4JJ,I64 December Jist, I889 . 565.692 - 66,970 498,722 December Jist, I899 675.297 - 82,575 592,722 December Jist, 1909 8J9.048 - 85,0IQ 754,0J8 December Jist, I920 96I,695 + 45.444 1,007,IJ9 December JISt, I9JO 1,057.89I + I2,J60 1,070,251 
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Table V •- POPULATION OF THE NETHERLANDS BY GROUPS OF COMMUNES. 

Groups of communes December 31st December 31st Decembt>r 31st, 
1909 1920 1930 

-
Over 100,000 inhabitants : 

Population . • 
e • • • 0 0 . 1,557.614 1,881,714 2,161,741 

Averag_e yearly increase since 26,720 29,464 28,003 
prevxous census . . . . . (2.07 %) (1.89 %) (1.49 %) 

50,00Q-IOO,OOO inhabitants : 
. 

Population • . . • • • . . . 513.694 632,047 794,275 
Average yearly increase since 9.369 10,759 16,223 

previous census . . . . . . (2.22 %) (2.09 %) (2.j6 %) 

2o,ooo-5o,ooo inhabitants : 
Population • • • . • • . . 002,780 746.909 909,519 
Average yearly increase since II,044 13,103 16,261 

previous census . . . ." . (2.24 %) (2.18 %) (2.19 %) 

5,ooo-2o,ooo inhabitants : 
Population • • . • . • . .• . 1,765,192 2,048.328 2,385.414 
Average yearly increase since 19,237 25.740 33.709 

previous census . . . . . . (1.23 %) (q6 %) (r.65 %l 

5,000 inhabitants or under : 
Population • • . • . • . 1,418,669 1,556,148 1,684,616 
Average yearly increase since 9,027 12,498 12,847 

previous census . . . . . . (0.64 %) (o.88 %) (o.83 %) 

Whole country : 
Population . . . . . . 5,858,175 6,865.314 7.935.565 
Averag_e, yearly increase since 75.404 91,558 107,025 

prenous census . . . . (q8 %) (1.56 %) (1.56 %) 

statistics are those of the decennial censuses of the population ; 
data on housing were first collected at the census of 1899. It was 
also collected in 1909. In 1920, the data collected were not 
worked up. 

In taking the census, particulars are shown of the occupied 
dwellings, according to the number of rooms and number of 
occupants. Parts of dwellings let to persons living separately 
(furnished rooms) are shown as separate dwellings. They should 
accordingly be deducted from the number of dwellings counted. 
On the other hand, empty dwellings, which were not counted, 
should be added. In 1930, the above definition of dwelling, 
established in consultation with myself, was employed and empty 
dwellings· were counted for the first time. 

By comparison with other data, an attempt has also been 
made, for the years 1889 and 1909 also, to determine approxi
mately the number of dwellings. The results· are as follows : 



Actual number· of dwellings, 
approx. . . ....... . 

Total demand for dwellings -
i.e., number of dwellings 
occupied, approx. . . . • . 

Number of unoccupied dwel
lings, approx. . . . • . • . 

Percentage of unoccupied dwel-
lings, approx. . • . 

Dt-ccmbt'r 31~t; Dt>e<·mb~r JISt, Df'f't'tUber 31s-t, 
1889, . ,. Ig<>g . 1930 

34·000 

3-34% 

1,253,000 

1,229,000 

2.8 ~~ 

· 1,813,815 

49.829 

2.67% 

. . 
At the census of rg3o, data were also collected for establishing 

statistics of dwellings and families. Ori. this occasion, a different 
definition was employed. The change of method is explained 
by the difference in the object of the enquiry, which was to deter-· 
mine the floor area at the disposal of each family for dwelling 
purposes. · 

In the statistics of dwellings and families, the " dwelling " 
was taken to be the rooms for dwelling purposes at the disposal 
of a " family " or of a " person living alone ". The expression· 

Table VI. 

Number I Number Number 
Year of census of pe~ons of _ persons of penons Total 

belongmg I r . I in institutions to families tvmg a one 

1879 3.873.551 65 • .515 82,626 4,021,692 .. 

1899 
(96-3 %) (1.6 %) (2.1 %) 

4,931,431 89,195 114.922 5.135.548 
(96.1 %) (1.7 %) (2.2 %) 

1909 5.633.492 . 125,415 . IJ0,357 5.889.324. 
(95-7 %) (2.1 %) (2.2 %) . 

1920 .. 6,6o4.517 153.670 146.979 6.905.166 
.. (95-6 %) (2.3 %) (2.1 %) 

I!)JO .... ?.6o9.45l'. : . ~1'8,456 170,272 -- '],998,'1J? .. . {95-2 %) ~2-7 %)-.• .. . (:z_.l %). .. . ~. -· 
I • ' ~ . . :. .~ . . ..... -. 

Communes of: 
Over 1oo,ooo 2,048,202 . ' 

93-439 33.877 2,175.518 
. inhabitants . (94-1 %) • . (4-3 %), (1.6. %) ' 

so,ooo-Joo,ooo 760,150 " 
22,167 20,656 llo2,973 

inhabitants . '(94-7 %) (2.7 %) (2.6 %) 
2o,ooo-5o,ooo 872,436. 21,994 . 24.556 . 918,g86 

inhabitant• . . . (94-9 %) (2.4 %) (2-7 %) 
S,OQ0-20,000 2,297,643 

inhabitants . 
49,149 57.695 . 2."404·487 . (95-5 %) (2.1 %) (2.4 %) 

5.000 inhabitants 1,631,020 
. 

or under. (96.1 %) 
31,707 33.488. r,696,215 · 

(1-9 %) (2.0 %) . 
-

Total 1930. 7,609.451 

I 
218,456 170,272 7.998,179 

(95-2 %) (2.7 %) I (2.1 %) . 
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Table VII. - DWELLINGs AND PoPuLATION AT 1930 CENsus. 

Number of dw<llings Rf"gu1a.r AvE>rage 

% UD• residC'ntial numbt>r 
Commun£'s of pc.rsons 

Vn- occupied population 
Tctal of c\wdlings J'<"r 

occupied dw<'lling 

Amsterdam . 199,661 7·045 3-52 7J8,498 3·70 
Rotterdam. 144·446 3.748 2.59 569.877 3-95 
The Hague . . .. 130,428 4.320 3-31 429.427 3.28 
Utrecht •. . 36.957 1,234 3·33 151,298 4·09 
Haarlem. 30.945 757 2-45 116,774 J.78 
Groningen : - 24,947 434 1.74 98.514 . 3·94 

Communes of : 
so.ooo-too,ooo . 180,591 4.799 2.66. 769.899 4·38 
2o,ooo-so,ooo 208,722 4.591 2.20 876.932 4·30 
IO,<?D0-20,000 266,312 6,988 2.62 1,135,274 4·36 -
i s.ooo---to,ooo 265,044 6,253. 2.36. 1,168,637 4·52 
2,ooo-s,ooo . 268,957 6,216 2.32 1,178.449 4·49 
x,ooo-2,ooo . . 78,854 2,333 . 2.96 • 339.6oo 4-44 
I,ooo inhabit. 

or less . . 28,351. 1,135 4-01 115.714 4.o8 

Whole country 1,863,644 49.829 .2.67 7,688,<J03 4·24 

~·room for.dw~lling purpOses~· also covers verandas used as separ
.ate rooms (for example; as sleeping accommodation), bedrooms, 
·alcoves, kitchens, linen-rooms.- dressing-rooms, garrets and other 
spaces within the dwelling, and also storage cellars, lofts, stables, 
etc., if used as living-rooms or as bedrooms for a family or a person 
living alone. When this is not the case, such premises, verandas, 
etc., are not counted as rooms. . . 
. . For the census pUrpOses a family is held to consist" of two or 
more persons who, _by_ the ·fact of living together, constitute a 
household. A boarQ.er is .. count.~d as .a membe_r .of the family, 
imless .li.virg.separately in· orie or "more .rooms ... Servants living 

, with the family are counted with the latter. . . · •· : · · . 
. . A " pers<in living· alone." is a ·person who does not belong to 

the family and lives by himself -in a dwelling or part of a dwelling 
or separately in one or. more rooms. . . · 

The tables hereunder are .taken from these " statistics of 
dwellirg3 and families ". . . . . · · ·; · 
· Table VIII shows the number of occupied dwellings grouped 

·according to the number of rooms and subdivided by groups 
of communes. · . · 

Table IX gives· the number of occupied dwellings grouped 
according to the number of rooms and the number of occupants. 

Table X shows the number of occupied dwellirg3 grouped 
according to the .number of occufants per room and subdivided 
by groups of communes. . . . . 



Table VIII. 

:Sumlx-r of dwellin~~:s occupied, with: 
Conun.une One .Two Thrre Four 

I 
Five Six evf'n rooms Total 

room rooms rooms rooms rooms rooms or over . 
Amsterdam. ... ' . . 21,876 19,144 37·586 56.788 46.471 18,296 15,218 215.379 

Rotterdam 
(10.1 %) (8.9 %) (17-4 %) (26.3 %) (21.5 %) (8.5 %l (7.1 %) 

147.287' . 7·840 18,812 23,159 31,890 34.913 17,009 13,644 

The Hague. 
(5·3 %) (12.7 %) (15.8 %) (21.7 %) (23·7 %) (11.5 %) (9·3 %) 
14.595 10,232 12,86o 22,480 33.077 16,193 20,270 129,707 

Utrecht. 
(11.2 %) (7·9 %) ~9·9 %) (17·3 %) (25·5 %) (12.5 %) (15.6 %) 

. 2,039 3.571 4.928 6,987 8,012 6,232 7.972 39.741 

Haarlem 
(5.1 %) (9 %) (12.4 %) (17.6 %) (20.2 %) (15·7 %) (20 %) 

. I,II I 2,202 3.693 5,610 6,049 5,884 ' 6,848 31,757 

Groningen 
(3·5 %) (6.9 %) (11.6 %) (17·7 %) (20.2 %) (18.5 %) (21.6 %) 

26,554 r.8o6 4·361 4·400 4.366 4.381 3,101 4.139 

Communes of : 
(6.8 %) (16.4 %) (16.6 %) (16.4 %) (16.4 %) (11.7 %) (15·7 %) 

50,000 to Joo,ooo inhabitants 5.716 17,096 23,658 31,291 36.322 . 34·564 37.682 186,329 
(3.1 %) (9.2 %) (12.6 %) (16.8 %) (19·5 %) (18.5 %) (20.2 %) 

20,000 to 50,000 inhabitants . 9,213 23,071 28,803 34.653 41,41 I 36,853 37.779 2II,783 
(4·3 %) (10.9 %) (13.6 o/o) (16.4 %) (19.6 o/o) (17-4 %) (17.8 %) 

Io,ooo to 2o,ooo inhabitants 22,287 44.514 40,838 40,289 42,3II 33.313 41.700 265,252 
(8.4 %) (16.8 %) (15·4 %) (15.1 %) (15·9 %) (12.5 %) (15.8 %) 

5,000 to Io,ooo inhabitants . 22,555 50,309 49,847 45.714 39.844 26,163 27,585 262,017 

2,000 to 5.000 inhabitants 
(8.6 %) (19:2 %) (19 %) (17·5 %) (15.2 %) (xo %l (xo.6 %) 
22,579 56,325 54.790 46,689 35.994 24.496 24.363 265,236 
(8.5 %) (21.2 %) (20.6 %) (17.6 %) (13.6 o/o) (9.2 %) (9.2 %) 

I,ooo to 2,000 inhabitants '5.979 17,157 17,135 13,897 9.761 6,243 6.932 77,104 
(7-7 %) (22.2 %) (22.2 %) (18 %) (12.6 %) (8.1 %) (9 %) 

500 to I ,ooo inhabitants 1,670 5.843 5.796 4,502 2,928 1,883 2,120 24,742 
(6.8 %) (2j.6 %) (23·4 %) (18.2 %) (n.8 %) (7.6 %) (8.6 %) 

500 inhabitants and under 121 598 673 483 331 209 264 2,679 
(4-5 %) (22.4 %) (25.2 %) (18 %) (12.4 %) (7.8 %) (9.8 %) 

Total. . . . 139.387 273,235 308,166 345.639 342.165 230·439 246.536 1, 885,567 
(7·4 %) (14·5 %) (16.4 %) (18.4 %) (18.2 %) (12.1 %) (13.1 %) 



Table IX. 
~ 

.. 

Number ot dwf'llings occupied with 

One Two Three ! Four Five Six Seven rooms Total 
room rooms rooms I rooms rooms rooms or more 

Occupied per room by : 
One person or under 65,911 111,931 158,882 226,956 256,199 !86,917 224,053 1,230,84<) 

(65-3 %) 
More than one to two persons 24,062 90,906 110,951 102.503 80,551 42,297 22,320 473.590 

More than 
(25-1 %) 

two to three 
persons l7,232 44·559 . 31,161 . 15,260 5.362 1,222 163 114.959 

(6.1 %) 
More than three to four 

persons 12,687 17.715 6,408 900 53 3 - 37.766 
. (2 %) 

More than four to five per- - . 
sons . . .. 8,039 6,075 725 18 - - - 14,857 

' (o.S %) 
More than 1i ve to six persons 4.986 1,695 37 I - - - 6,719 

- (0.35 %) 
Over six persons 6,470 354 2 I - - - 6,827 

(0.35 %) 
Total 139.387 273,235 308,166 345.639 342,165 230,439 246.536 I,88j,567 



Table X. 
•. 

Dwdlin~ occupied, each room by : 

Commune o'n~. per'on 
. More than Mor~· than More than More than More than ·, . 

Total 
on<' to two two to thr'l·<' thn·e to four four to five five to six More than . Qr u..)dt;r six pt't"SOns 

pt"r90flS JX'r-'00~ J)('rsons pt"T5009 penonc; 

Amsterdam. . . .. .1.66,915 41,68+ 5.185 1,071 310 121 93 215,379 
Rotterdam . . ro4,2~1 34.851 6,057 1,466' 443 149 100 147.287 
The Hague. . 'II0,225 17,294 1,703 337 91. 33 24 129,707 
Utrecht . .. ~ '31',243 .7.061 I,o6o 257 69 2!1 23 39.741 
Haarlem . . . 26,445 4,692 501 95 12 7 5 31,757 
Groningen . . ' . . :· 18,996 . 5.958 I,II6 306 101 30 47 26,554 

,,· I I 

Communes of : ~: .. ' 
so,ooo to 100,000 inhabitants ' :138~joo 40,152 5,719 1,243 3II II4 90 t86,J29 
2o,ooo to so,ooo inhabitants. :149.923 47,59Z 9,090 2,7!l!l 1,152 567 671 211,783 
1o,ooo to 20,000 inhabitants. . ·;158,620 71,637 20,~67 7·583 3.350 1,566 . 1,729 265,252 
5,000 to Io,ooo inhabitants :. .137,148 82,633 25, 25 .9,232 3.743 1,670 1,766 262,017 
2,ooo to 5,ooo inhabitants /34,763 85.355 27,578 9.872 4,008 1,902 1,758 265,236 
r,ooo to 2,000 inhabitants ',-39,107 25,592 . 7.842 2,746 987 411 419 77,104 
soo to 1 ,ooo inhabitants ,. 12,995 8,245 2,302 720' 267 114 99 24.742 
500 or ·under · 1.548 844 214 50 13 7 3 2,679 ... 

Total. . . . . . i,2Jo,8-t9 473.590 114;959 37.766 1 4.857 6,719 6,827 1,885.567 
: 
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. Ta~le XI give~ th~ number of o~cupied dwellirg3 grouFed 
accordrng to the number of rooms and showing the total number 
of rooms and .occupants. 
. Table ~II contains a survey of the number of dwellings consist
mg respectively of three occup1ed rooms or more and four occupied 
rooms _or more, both in relation to the total number of dwellings. 
Since the·censuse10 of r889 and 1909, there would appear to have 
been an appreciable increase in the- percentage of both categories 
of dwellings. These data were not collected at the 1920 census. 

The increase since 1909 was to be expected, as the new dwellings 
almost all consist of three or more rooms. . 

Tab)e XIII contains. a survey of dwellings, with one, two, · 
three or four or more bedrooms. For dwellings with one or two
bedrooms, enquiries were directed towards ascertaining whether 
they were sufficiently large to enable the families concerned to 
give children of different sexes , of 14 or over, separate bedrooms, 
As regards dwellings with three bedrooms or rriore, the floor 
area available was ngarded as adequate. · 

The following are considered inadequate : 

(a) Dwellings with one bedroom occupied by two un
·married persons of different sexes over 14 years of ag~ ; 

(b) Dwellings with_ one bedroom occupied by a married 
couple . and by one or. more persons over 14 years ·of age ; 

(c) · Dwellings with two bedrooms . occupied by a married 
couple and persons over 14 ye~rs of age of different sexes:_ 

It' has since been 'agreed that tlie limit of 14. years· was too 
high. -In laying down minimum requirements for new dwellings, 
tlie Government decided that separate bedrooms were necessary . 
for children of different sexes over 12 years of age. 

·- _ ·J;he figures in. Table XIII show·~at, in the country as a whole, · 
~204;723 dwellings~ or ro.g% of tli~· total existing dwellings:, have
~t}~fficjentJ;>edrooms for the fa!Ilj.lies O<;cupyil)g them.· : . · · · 
· .. That does not mean, howev;er, that it is necess9-ry ·to build 

··204,723 new d'Wellings in the country as a whole in order to remedy 
. the lack in question. A large part .of the 122;519 families_estab- · 
lished in the dwellings referred to.in (a) and (b) who have not 
got. adequate bedroom accommodation might be housed in the 
82,204 dwellings mentioned under (c), if these could be evacuated. 
A ·number of the households occupying these last-named dwellings 
might, in thcir turn, be accommodated in more roomy dwellings 
which are unoccupied (on Deeember Jist, 1930, tpere were so,ooo 

·empty dwellings), · · · · .· · 
It is perfectly clear that, on December 31st, 1930, there were 

· 204,723 · occupied dwellings in w~ich . the number ~f · bedr<>?~s 
was inadequate.' In actual fact, m View of the high age-h_mit 
specified, the. shortage was even greater. It would be ·possible 
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Table XI. 

Dwellings Numbtr Number Number I P,.r Per room 
occupied of dwf'llings % of rooms 

1 . of dwelling 
with (rooms) inhabitants 

139.387 1·4 139.387 338.442. 2.44 2.44 1 . . 
939.9°8 3-44 1.72 2 273.23.5 14-4 .546.470 . 

924.498 1,207,283 3-90 1.30 
3 . . 308,166 16.4 

I ,382,5.56 T,426,729 4-12 1.03 4 . . . 34.5.639 r8.4 
o.88 5 . . . 342,16.5 18.2 1,710,825 1,501,886 4·40 

6 230,439 12.2 1,382,634 I,072.582 4.62 o.n . . 
4·76 0.68 7 • • . . II3,039 6.0 791,273 536,210 

± 0._58 8 and over 133.497 70 ±I, 122,357 1 665,863 4-98 . 
Total. . I ,88_5,.567 roo ±8,ooo,ooo 7,688,903 ...00 ± 0.96 

Table XII. 

Number Number 
Census Number of dwellings with of dwellings with 

% on De-cember 31st of dwt>lhngs thref' or more % . four or more of the year rooms occupied rooms occupif'd 

Communes of Amsterdam, Rotterdam, 

!31,877 
20_5,8.51 
434,005 

The !fague; and Utrecht. 

1899. .: I 2.57.286 
I 909. ·320,'7 5.5 
1930. .532,114 1

.51-51 8I,478 31-7 
64·5 137.334 42.8 
81.5 3.5.5,472 66.8 

Other communes "ot 20,000 inhabitants and OVtf'. 

1899. I.54.436 73,2.53 47-.5 42,004 
12].2 1909. 216,610 129,734 6o.o 8I,173 37.6 

1930. 456,423 391,847 86.0 33T,293 72-5 

Communes of 10,000 to 20,000 inhabitants. 
1899 •. Ij0,937 43-4.50 33·0 24,776 18.9 
I909. 1_5I,18.5 63,427 42.0 37,819 25.0 
1930. 26.5,252 198.4.51 75-0 157,6I3 59-5 

CommuMs of xo,ooo inhabitants and under. 
1899. . 

I 
546,077 197.864 36.0 I00,743 19.6 1909. .578,70.5 260,937 45-0 T49,898 26.0 1930. 631,778 448,642 71.0 320,40I .51.0 

The Kingdom. 
1899. I;oR8,736 446·444 41.0 255,00I 23 ... 1909. 1,267,2.5.5 6_59,949 52.0 -400,224 32.1 1930. 1,885,.567 '·472,94.5 78.0 1,164.779 62.0 

1 The signs± mean approximate figures. 



Communes 

Amsterdam 
Rotterdam . 
The Hague . 
Utrecht •.• 
Haarlem •..• 
Groningen . ,•• • 

Communes with : 
50,000 to 100,000 inhabitants • 
20,000 to 50,000 inhabitants 
10,000 to 20,000 inhabitants 
5,000 to 10,000 inhabitants • 
2,000 to 5,000 inhabitants • 
r ,ooo to 2,ooo inhabitants 
500 to 1,ooo inhabitants 
500 inhabitants and under 

, The Kingdom • • • 

Table XIII. 

Dwellings with one bedroom Dwellings with twc. bedrooms Dwellings with more than two bedrooms 

Adequate Inadequate AdPquate Inadequate Three I: our Over four 

Numbe-r % Numtx-r % Number % Number % Numhf'r % Number % Number % · 

9,883 
8,274 
2,275 
1,645 
1,071 
1,225 

6.950 
6,637 
2,019 
1,282 

748 
881 

3.2 35,581 16.6 
4·5 27.465 18.6 
1.6 27,109 20,9 
3.2 9,175 23.1 
2,4 7.896 24.8 
3·3. 5.709 21.5 

7.785 3-6 
6,58o 4·4 
8,498 6.s 
3,003 7·6 
2,552 8.1 
1,868 7-0 

2,919 
2,364 
4.649 
1,511 
1,155 

817 

1.3 
1.6 
3-6 
3·8 
3·6 
3·1 ~ 

5.298 ·2.8 51,039 27·4 16,543 8,9 9.277 .5-0 
6,970 3·3 57,524 27.2 17,185 8.1 7,948 3.8 

12,254 4·6 59.852 22.6 20,,528 7·7 9.834 3·7 
15,500 5·9 53.451 izo.4 17,275 6.6 7,412 2.8 
16,993 6.4 49,747 18.7 16,1II 6.1 6,433 2.4 
4·945 6.4 13.733 17.8 4.590 5·9 1,821 2.4 

. 1,570 6.4 4,II9 16.9 1,400 6.1 617 2.5 
157 5·9 . 497 18.6 187 7-0 66 2,4 

1---:--::-- ----' 
82,204 4·4 ~02,897 !z1.3 124,105 6.6 56,823 3.0 
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however to remedy this situation for the most part by removals 
to other' dwellings. · . · f · of the 

There would be no objection from the. porn~ 0 Vle.w the 
housing situation in general, since the pos1t10n IS practlca~y 
same in the various communes. h t · t 

The reason in my view, that such removals ave no ye 
taken place is that the families concerned cannot affo.r~ to. re~~ ~ 
larger apartment or do not wish to make ;my· sacn ce m: a . 
respect -· diff t 

The .. data in Table XIII throw light also, for the eren 
categories of dwe~ings, on existing requirements. . 

Occupied dwellings may be ~ouped as follows:. 
26.6 % for which one bedroom is sufficient ; 
6.5 % with one bedroom, .whereas at least t\VO bedrooms 

are ·required ; 
31.6 % for which two bedrooms are adequate ; 
4·4 % with two bedrooms, whereas at least three bedrooms 

are required ; 
· 21.3 % with three bedrooms ; 

6.6% with four bedrooms·; 
-3 % with mpre than four bedrooms. 

It is cleiu:' that;_ on an average, the population requires ~ 

26.6 % of dwellings with one bedroom ; 
38.1 % of dwellings with two bedrooms ; 
25.7 % of dwellings with three bedrooms ;_ 
9.6 % of. dwellings with more than three bedrooms. 

These figures reveal th~ reduction· in the. aver~ge number 
of members per family. 
. As noted elsewhere, such figures cannot be· taken as a basis . 
. for. a. building programme, as the existing dwellihgs·. do. 'not yet ... 
comply with requirements: . 
. Tables .~IV to XVI give data relating to the. composition of. 
families. · . ' . . . 
. Table -?'TV shows the size of fhe familieS by groups of co~Jines. 

Table XV gives the number of families subdivided. according-
to the number of children... · . · . · ·· . 

Table XVI gives the number of " large ·: families by groups. 
Qf communes. By " large " families is pteant here: those with more 
thaJ\ 5 children;· ·' · · . . ,. . ·· 
· ·:·:F~r 'the Kingd<U? as a. _whole, such households represent 8% 
of the total number. In some communes the ·proportion is higher · 
in others lower, and sometimes indeed far -below 8 o;.,, In four of 
the· six _large communes; it is not even as high· as 5 %. · . 

These large households require dwellings exceeding the normaf 
size. Many of the families concerned, moreover, can afford the 
expense themselves.. · 



Table XIV~ 

.. . Households com·isting of 
... ' ' 

I I . I I 
· <.:omn~un .. . 

I I 
I Ten Two· ThTl'e Four Five Six Seven Eight Nint• .. 

personS· pt:'TSOilS 
'· persons Jll'I'SOUS pc.•rsons pc.•rsons JX"rsOUS pl'~OilS. person~ 

and ovf'r .. " 

·. ,• ·, . 
22,978 l Amsterdam . ' ; - . • .... :46.918 45.826' 3],610 12,973 7.173 4,066 2,302 2,487 

Rotterdam . 
' " ... . . . .. 29.907. 32.352 27,560 . 18,373 II,363 6,705 4,001 2,296 2,838 

The Hague. ·. . , ; . 28,348 25,173 ~0,150 12,730 7.s8s 4·305 2.522 1,441 I ,685 
Utrecht:. , . . 8,151 8,160 6,868 4,615' 2,893 1,849 1,133 689 886 . . ~ .... . . . 
Haarlem '· . . ... ; . .... 7.267 6.950 .5.867 3.641 2,155 1,26Z 705 424 480 
Groningcn 5.420 5.553 5.146 ],257 1,934 1,078 607 ' 326 393 .... '.-:. . ' ~ ... . 

" . 
" 
cOmmunes of.:· .. . ' 
. 5o,ooo to. Ioo,ooo inhabitant~.' 34.793 37.356 33.247 23,897 16,118 10,489 6,405 ·4.177 5.555 
·2o,ooo to so.ooo inhabitants .. • 39.551 43.198 39.197 27.908 18,450 JI,673 7·34° 4·708 5,886 
10,000 to 2o,ooo inhabitants .' 47.957 . so.s87. 46,568 35.316 24,~03 16,542 10,650 6,878 8,830 
s.ooo to 10,ooo inhabitants: . . 44·726. 47.444 44·867 .34.934 25, 54 18,045 12,230 ·7.889 10,570 
2,000 to 5,000' inhabitants 46,8]4 48.333 44,610 34.904 25.459 :17·780 12,313 8,133 II,057 
r ,ooo to 2,ooo inhabitants ,, 13.975 . 14,019 12,548 9.949 7-348 5.166 3.643 2,340 3.0<J4 

. sao to 1,000 inhabitants . 
:,•· 

... 8 .. 8 .4.643 4.091 3.153 2,223 1,548 1,004 66o 823 
500 inhAbitan,to and ur.der-: : 584 507 459 333 234 149 91 47 85 

Total· • . 1--· 
328,788 235.988 ... . . .. . . 359.319 370,101 159.095 103.764 66,710 42.310 54.669 



Table XV. 

---N "'umbe-r of houst'holds with : 

No children . . 
One child .. · 
Two children. . 
Three children . 
Four children • 
Five children . 
Six children . . 
Seven children . 
Eight children . 
Nine children . 
Ten children • 
Eleven children 
Twelve children or more 

Total . . . . 

399.788 
390,283 
338,882 
220,846 
141,811 

90,274 
57.573 
36.188 
21,623 
12,o6o 
6,298 
3,044 
2,074 

Table XVI. _ NuMBER OF LARGE HousEHOLDs. 

Numl)('r of households 

Commune \\'ith more than 
Total fivt~ chihll'f"n 

Amsterdam . 182,333 7.628 
Rotterdam 135-395 M,oo9 
The Hague. . 103,942 4.912 
Utrecht. 35.244 2,356 
Haarlem 28,751 1,304 
Groningen 23.7'4 1.o.p 

Communes of : 
5o,ooo to 1oo,ooo inhabitants I 72,037 13.575 
20,000 to so,ooo inhabitants. 19].911 15,330 
1o,ooo to 20,000 inhabitants. 24],831 22,0~5 
s.ooo to 1o,ooo inhabitants 246.559 25,669 
z,ooo to 5,ooo inhabitants. 249·463 26,950 
I,ooo to 2,000 inhabitants. ]2,082 7,]01 
500 to I ,ooo inhabitants 22,993 2,1J5 
500 inhabitants and under 2,489 18j 

The Kingdom 1,720,]44 13H,H6o 

% 

23.25 
22.8 
19.7 
!2.8 

8.2 
5·25 
3·35 
2.1 
1.26 
0.7 
0.35 
0.15 
O.I 

100 

0' 
IO 

4·2 
6.4 
4·7 
6.7 
4·5 
4·4 

7·9 
1·7 
8.9 

10.4 
10.8 
10.] 
9.2 
7·4 
B.o 

The number of large families in need of financial assistance 
from the authorities for the payment of rent appears to be quite 
small in the larger towns .. 

The building of an adequate number of dwellings for large 
families no doubt requires to be studied, but does not constitute 
a social problem of such gravity that its solution need be despaired 



of on grounds of expense. 
building programmes for a 
for large families. 
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It is sufficient to provide each yea1 
number of dwellings of a size suitable 

Lastly, Tables XVII-XX inclusive contain certain data 
relating to the cost of living at Amsterdam and The Hague. 

Similar statistics are not available for the Kingdom as a whole. 

Table XVII. - A:IISTERDAM: INDEX NUMBERS OF CosT OF LIVING 
OF WORKING-CLASS FAMILIES BASED ON THE STYLE OF LIVING FOR THE 

PERIOD OCTOBER 1ST, 1923, TO SEPTEMBER 30TH, 1924. 

Period 19II-I913 = 100 October 1st, IQ23, to 

D.>te Sept1•mber 30th, 192-4 = 100 

Cost C'f living I Cost of food Cost of livin~ Cost of foorl 

1911-1913 . . 100 100 
1917 : 

February to March 132.3 136.9 
August. . . 141.8 147·8 

1918 : 
February to March 165.0 160.8 
August to Sept. 183.0 185.1 
November to Dec. 177.0 181.2 

1919: .March • . . . 183.8 189-4 
June, . 194-8 203.9 
September . 193.1 200.9 
December . 204.8 214-9 

1920: 1\larch . . 213-7 216.9 . 

June. . 2Jil.1l 224-9 
Septembt'T . 228.J 235.0 
December . . 221.6 239-7 

1921.: March . . 209.8 227-3 
June. 207.9 22<). 3 -
September . 199-2 21 I. 7 
December . 1<)0.4 201.1 

1922: 1\larch . l9I.9 203.2 
June. . x86.8 192.2 
September . X74.8 163.7 
December 176.3 170-9 

1923 : March • . 172-5 I66.l 

. June. 173-5 170-3 
September . . 173.1 169·4 

• December 
77-61 1178-7} 

1924 : !\larch • . . 179- 1 176.6 180-7 175-5 100 roo 
June. . 173·31 1169.2 
September . 176-3 173-3 
December. . 100.8 1H1.3 

1925 : l\larch • . . 179-3 177-4 
June. . 179.1 179-2 
September 178-7 175-5 
December 177.2 171.6 

1926 : !\larch • . 169.0 16J.2 95-7 93.0 
June .•. . . 170.9 r61l.r ~6.8 95-8 
September 164.2 153-4 9J.O 87-4 
December . 167.8 160.6 95-0 91-5 -



-:50-

. Al\ISTERDA~I : INDEX );uMBERS OF CosT 
Table XVII (concluded). - FAMILIES BASED oN THE STYLE OF LIVING 
OF LIVING OF ~\'ORKIN~;::/;:Bs:R IST I923 . TO SEPTEMBER jOTH, I924. , 

FOR THE ERIOD . . 
Octobt>r tst, 19.23, to 

Period I9II-I9I3 = too Septemlx-r 30th, 1924 == roo 
Datt" 

Cost of li\'ing Cost of food Cost of living Cost of food 

I 
r66.4 158.7 9~.2 go.4 I927 : J11arch •• . 

z63.o 94.8 . 92.9 . ~ne . .. . . . I67·4 
163.0' 94·7 92.9 · ptember . . 167.2 
167. ~. \)6.0 95.2 December . r6g.5 

95·8 
•. 

94.8 . i 92 8 :· March ..• . 169.2 166.4 . .. 
96.5 June ..••.. 170·4 169.4 g6.5 

September . : r6g.2 165.8 .. 95.8 .. 94-S · . 
164.1 95 I . 93.5 Decem~r . .167.9 

I929 : March • r68.5 163.1 95·4 92.6 . . . 
169.0 r65.3 95·7 

. 94.2 June ...• 
September· • . r66.7 159-5 94·4 90.9 
December t67·4 16I.6 94.8 92.1. . 

86.6 r 930 : March • . . 162.8 I52.0 92.2 
June ••. . 162.1 . 151.6 9I.8 86 .... 
September . . ·~62.1 . 152·5 gr.8 86.9 
December .. 156.6 144.8 88.7 82.5 · 

1931 : March . . I54·3 139·9 87·4 79·7. 
June ••.. I53·5 . ·,40.6 86.9 8o.r 
September . 151.2 136.9 85.6 .... 78.0. 
December ·• . 145·2 125-5 82.2 7I·5 

1932 : March • 141.1 u8.8 79-9 . 67.7 . . 
June .••. 140·9 II9.2 .. 79.8 . 67.9 
September ·. . . I41. I I19.7 79·9 68.2 
December . . 140.2 II9.2 79·4 68.0 

I 933 : March . 137·9 115·5 78.1 65.8 
June. . 137·4 116.5 77-8 66.3 
September . . 139-5 121.1 79.0 69.0 
December . .r 42·5 128.3 . 80.7 73·1 

1934 : March • . 141.5 125·5 80.1 7J.5 
June ..•• . J 39-9- 123.1 79-2 70.2 
September . l40.I J23.6 79·3 70·4 
December . 138.8 . I22.3 78.6 69-7 

Table XVIII.- THE HAGl:E : h;:DEX NUMBERS OF THE CosT OF LIVING 
OF WORKING-CLASS FAMILIES BASED ON THE STYLE OF LIVING IN 192I 

. 1913-14 = roo 1921 ==too. 
Period 

Food Total cost Total cost Food 
and drink of livin~ and ·dnnk of Jiving 

August 1913-August 
1914 • . • . . . . IOO 100 

I920: January • 212.8 2IJ.9 102.2 I07.I September . 218.3 217·5 10 ... 8 108.9 1921 208.3 199.8 
. 

0 • • • . . 100 roo I922 : March • . . . 192.7 11!4,0 92.5 92. 1. June. 183.8 I78.8 88.2 8g.5 Septembe~ : . 156.1 165.5 7';.0 82.8 December • . 158.2 166.3 76.0 "/!3.2 
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Table XVIII (concluded). - THE HAGUE : INDEX .:\UMBERS OF THE 

CosT OF LIVING OF \\'oRKING·CLASS FAMILIES BASED ON THE STYLE OF 

LIVING IN I921. 

1913•14 = 100 11.)21 ~ 10> 

Period 
Food Total Fao<l I Total 

and drink cost of Jiving and drink {_-ost of li\'ing 

I923 : March ~ . . 156.i 163·9 75.0 R.!.I 
June. 170-3 169.6 !>I.8 . 

~~4-9 . . .... 
September . . 158.2 163·3 76.0" 1<1. 7 
December· J6J. 7 164·3 . 7].6. H1.2 

1924-: March ... . . 171.8, 169.4 . 1>2.5 84.1l 
June. . 170.1 167-9 81.7 ~4.0 

. September 168.4 166.7 8o.8 8J.5 
December 'ii-3 r68.o 82.3 84·' 

1925 : March • . 167.0 165.9 Ho.z H3.0 
June. J80.7 171.2 ll6.7 85·7 
September 169.3 165·5 81.3 X1.9 
December 165.1 163·5 79-3 Xr.8 

l926 :)llar~h . 151).6 160.7 76.6 80.4 
June. . 166.8 163·4 tio.r 1\r.R 

-
September 153-2 157.1 73·5 ]H.] 
December 157-7 159-4 75-7 79-ll 

1927 : lllarch- . . . 158.9 159.2 76·3 79·7 
June, . ; r6o.4 159-4 n.o 7<J.8 
September I 59-4 159-2 76-5 79·7 
December 165.6 164·3 79-5 X2.2 

1928: !\larch . . 169.9 165.9 81.6 83.0 
June. . 165·3 163·7 79-4 1>1.9 
September 158.7 161.2 76.2 Ro.7 
December 157 4 160.4 75-5 80.3 

1929: March • 158.4 161.2 76.0 80.7 
June. . . 150.6 157-4 71-3 71l. 7 
September 155-1 159.8 74·5 llo.o 
December . 152.2 158.2 73· 1 79-2 

1930: March . . ·.J45.l 155.0 69.7 77-6 
June ... 143·4 153-1 61l.8 76.6 
September 149-1 155.2 71.6 77-7 .. 
December . 143·7 151·7 69.0 75-9 

1931 !\larch . 1j9.2 148.1 66.8- ]4.1 
June. . 143·0 q8.7 68.7 74·4 

.. September .. 130·4 14'·5 62.6 71-3 
• December . 127-3 140·4 6r.o 70.2 

1931 : March . . II9.2 136.0 57-2 68.0 
June ... . Ill. I 131.8 53·8 66.0 

. September ' IH.9 131.5 53-7 65.8 
December II].I 133-9 56.z 67.0 
!\larch . 132-5 

. 
55-0 66.3. 1933 : I14-) 

June ... · ~- I I4 ·3 131.2 54-9 66.1 
September .. . "ll7.I 133.6 56.2 66.9 
December .. 114-4 .136.8 59-7 (J8.4 

1934 : l\larch . . . .. l24.0 136.9 59-5 68.5 
June.·. . 121.0 134·7 5X.1 67·4 
September . 1.!1.4 ljj.O 511.3 ''7·5 
December . II8.X 133-4 57- 0 66.7 

I 
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Table XIX. - A:\ISTERD~I: CosT OF LIVING OF WoRKING-CLASS 
FAMILIES AS COMPARED WITH THE STYLE OF LIVING AND PRICE-LEVEL 

FROM OCTOBER 1ST, I923, TO SEPTEMBER JOTH, I924. 

Year /· Food 

Florins 
I .X .1923 to 

3o.IX.1924 4·93 
I925. 4·5I 
I926. . 4-53 
I927. . 4-57 
I928. . . 4-67 
I929. . 4-556 

I930• . . 4-22 
I93I. . . 3.8r 
I932. . . 3-34 
I933· . 3-38 
I934· . 3-47 

I 
Clothing ,. Other I 

and boots e-xpenst'S Rent 
and shoes 

Florins Florins Florins 

0.97" 3·63' 1.47" 
1.05 2.47" 1.40' 
o.sr 3·54 1.535 

o.B5 3·47 1.535 

o.89 3·43 I.56• 
o.87" 3·45

5 I.5s• 
0.7cf' 3-42 I.6I 
0.66 3·3o' I.64' 
0.56 3-22 1.66 
o.525 3-12· 1.66 
0.52 3·0] 1.66 

Total 

Florins 

I I .01 6 

9-44 
I0.48 
I0.45' 
I0.55' 
I0.47 
IO.Of5 

9-4~ 
8.78 
8.69 
8.72 

-

X. 1923· 
IX. IQ24 
= roo 

IOO 
86 
95 
95 
96 
95 
92 
86 
8o 
79 
79 

Amounts which would have been spent per unit of consumption per 
week had the same articles been purchased during the year October Ist. 
I923, to September 3oth, I924. For the purpose of calculating units of 
consumption, a man is taken as a unit ; a woman as 0.9 ; children under 
I year, o.I5 ; children from I to 2 years, 0.2 ; from 2 to 3 years, 0.3 ; and 
so on, o.o5 being added for each year. 

Table XX. - THE HAGUE : CosT OF LIVING OF WORKING-CLASS 
FAMILIES AS COMPARED WITH THE STYLE 01; LIVING AND PRICE-LEVEL 

IN 1921. 

Clothing 

Year Food and Other Rent Total 191 1·14 
boots and expenst"S = 100 

shoes 

Florins Florins Florins Florins Florins 
XII. I92o 6.29 1.68 4.665 0.99 I3.62' 2I5.] 
I92I. . . 6.03 I.62 3· 7I I.lo' I2.46' I99.8 
I925. . 4-94 I.03 3.08 1.35 I0.40 I66.s 
I926. . . 4-61 0.98 3.00 1.35 9-94 160.2 
I927. . 4.66 0.96 3-12 I.38 10.12 I6o.s 
1928. . 4·7' 1.03 2 -95 I.46 10.15 162.8 
1929. 4·46 1.01 2.98 1.48 9 93 159 2 
1930. . 4.2o' 0.94 2.935 1.51 9-59 153.8 
1931. . 3.905 0.]6 2.85' 1.52 9-04 '44-9 1932. 3-33 0.66° 2.80 1.555 !!.32 133-3 1933· .• 3-4o' o.63 2.78 I.sz• 8.34 133.8 
193-f. . 3-5' 0.64 2.]6 1.51 8.42 135.0 . 



Chapter VIII. 

OTHER STATISTICS. 

It is not possible to show by statistics the influence exercised 
by housing in a general way on the state of health. The enquiries 
undertaken in the matter provide no conclusive results. 

They merely show that, in the worst dwellings, the worst 
health conditions and the highest death rate are found. They 
provide no evidence that these facts are a consequence of the 
housing conditions. 

Table XXI gives the figures for births and deaths for the 
Kingdom as a whole. 

Table XXII gives the infant mortality per I,ooo children of 
each year of age, and Table XXIII deaths from tuberculosis. 

The appreciable decline in the death-rate figures is undoubtedly 
due to the considerable improvement in living conditions attained 
since the beginning of this century. It is, too, connected with the 
rise in the standard of living and the improved social position of 
the working-class. ' 

Statistics of the death-rate in the different quarters of a town 
are available only for the City of Amsterdam. 

Certain data relating to this question appear in Table XXIV. 
For purposes of comparison, a column has been added giving some 
idea of the financial means of the population in the different 
quarters. · 

This table shows also that the death rate is lower the better 
the financial position and therefore the better the housing 
conditions. 

The death rate figures in the large towns are lower than for the 
Kingdom as a whole. This phenomenon has no connection with 
housing conditions, but is due to the fact that the health services 
are better in the larger cities than in the country. These data will 
be found in Table XXV. 
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Table XXI. _ SuRVEY oF BIRTHS, DEATHS MID. MARRIAGES . 
. 

l\umb('r Number Total number Numb<r 

of Jh·e births of deatllS under of lkaths per of marriagt"S P\'f· 

Year per thousand r year per thousand tho\L..,and 

inhabitants pt"C tboosand inhabitants_per inhabitants 
annum )i\-e .birthS . • aQ.num per annum 

- ' 
185D--1859 · 33.84 193.0 25·49 
186o--1869 ; . ·.35·23 197·0 . 24.80 

I87o--18~9 . 36.24 202.5 24·49 
188o--18 9 . 34·68 182.8 21.27 
I89Q--I899 • . ..· 

32·73 158.9 18.67 
I <)00-1909 · 31,03 l30.0 1,5.65 

. .. 
191D--1919 ; . 26.79 95.2. 13·37 
Ig.>D--1923 • ·26.88 68.2 11.07' 8.8j 
1924-1929 • 23·72 58·3 9·90 7.62' 
1930 ; ; . . '· 23.10 50·9 9.10 7·98 
1931· . . 22.20 49·6 9.6o· . 7·45 
1932 22.00 46·3 9.00 6.88 
1933 20.80 43·9 8.80 7·23 
1934 20.70 .p.6 8.40 7.28 

Table XXII. - CHILD :1-foRTALITY PER THOUSAND AT EAcH YEAR oF 

AGE. 

Year I Und~r- l year 2 years 3 years 4 years S years 
1 year 

1922 . . 77·3 '7·77 1·33 3·9' 2.89 2.19 
1923 • . . 66.2 '5·96 6.00 3.81 2.72 ·2.22 
1924 . 6o.6 12.43 5·3' 3·'4 J.OO 2.00 
1925 . 58.4 14.11 5·65 3.81 3·04. 2.50 
1926. 61.1 14.82 6.11 4·04 J.03 2.37 
1927 . . 58.7 '4·45 6.09 3.85 J.I6 2.54 
1928 . . 52.0 11.59 5·32 3.58 2.60 2.34 
1929 • . 59·0 '3·54 5·77 3·7' 2.93 2.34 

Table XXIII.- DEATHS FRoM TuBERcuLosis PER Io,ooooF THE AvERAGE 

· PoPULATION ACCORDING TO SEX. 

Tuberculosis Total number 
Year of the lungs of deaths 

Grand total 
Male F«:>male Male Female 

1901-1905. . '3·77 13.31 '9·57 18.52 19.04 Igo6-1910. . . 12.35 12.85 16.68 16.92 16.8o 
19II-1915. 10.67 I 1.43 14.19 14.87 14·53 1916-1920. 12.39 14.18 16.57 18.30 '7·44 1921-1925. . . 7·4' 8.84 10.33 II.68 I 1.00 1926-1930. 5·87 6.97 8.12 9·24 8.68 '• 



Table XxlV • __: MORT,U.ITY AT .AAISTEi<DAM DURING VARIOUS PERIODS 

IN THE DIFFERENT DisTRICTS OF THE TowN . 

. . .. W•alth in Deaths per Deaths locatbs from r 9' s acconl· thousand inhabitants under 1 year tubnc•tloeis ing to tbe 
JX'l" thousand of tbe ltmgS 1"'11;<'Dtage 
Jive- ·births: per ·to,ooo· ot incotnPS Period· Period j>eriod •.. inbabitants, OWl' I,Sod .. .. •go8·191I I()2G-I921 1929·1931 lg20~&I florins . . .. . ' . .. : .. 

Centre of the old .. 
town .· . . 13-5 12.5 41-5 14-2 ~-9 

Eastern islands· . 1:4.0 10.8 53-9 9-I 0.6· 
Western islands. J4.2 13-4 56.6 9.6 l-3 
~ordaan < . ,· . . 16.0 12.4 58.4 12.7 1.4 
odenbuurt .•. . 12.3 10.9 50.8 12.1 J.S 

Grachten . -·. · • • . 12.5 11>.2 . 38.5 12.3 18.2 . . 
New quarters .. 

between.: 
~ 

Y and Hugo 
' . . . 

de .. . .. 
Grootgracht 

1 
• 10.6 8.3 40.8 11.7 2.4 

Boerenwetering · 
8.6 and Amstel . 10.6 9-2 32.1 11.0 

Amstel..and Y . 8.2 9-2 29-5 9.8 11.3 
Hugo de Groot-

gracht and 
9-8 11.5 12.3 Vondelpark • . 9-0 39-3 

Vondelpark and 
Boerenwetering 8.1 8.4 22.6 7-0 31.8 

To the north of Y 9-9 6.7 43·5 11.8 0.3 

Whole town • . 12-5 10.5 36.5 11.1 
The Kingdom 14.2 11.5 53-1 10.2 
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Table XXV. - DEATHS SINCE I88o PER ANNUM PER THousAND 

INHABITANTS IN THE FIVE PRINCIPAL (OMMUNES AND THE KINGDOM. 

" " ~ " c ~ ~ 5 
;; " ~ tr ~ c r. 

"E "E ~ .::: "'~ c 
X ~ 

c s x Year " ; " ~ -e 0 :5 '0 .iiS 
.::: ~ 

f-oi:l 0 

< 1>: .f-o " .::: 
f-o 

Yearly 
average: 
I88o-1889. . 24-I 23-7 22.1 24-7 21.5 23.6 21.3 
189Q-I899. . I8.4 I9.8 17-9 I9-7 17.8 18.7 I8.6 
I9Q0-1909- I4.2 14-7 14.1 14.6 I4.0 14·4 I5.6 
1911-1920. 12.0 rr.6 II.4 I2.3 12.5 11.8 13.2 
1921-1925. 9-5 8.6 9-3 9-7 9-7 9-2 10.4 
1926-1930. . 9-0 8.5 9-5 9-0 

I 9-4 9-0 9-9 

1911 . 12.2 11.8 12.5 13.1 12.8 12.2 14-5 
1912 . JI.O 10.9 10.7 II. I 10.9 10.9 12.3 
1913 . . II. I 10.5 II .0 11.2 13.1 11.0 12.3 
1914 . 11.3 10.5 10.7 12.0 11.2 11.0 12.4 
1915 11.2 10.7 II. I 10.9 II. I 11.0 12.5 
1916 . 11.9 11.5 I I. I 12.7 12.4 II.7 12.9 
1917 . 12.2 II.6 11.2 12.1 12.9 ll.8 13.1 
1918 15-5 15-4 13-4 15.8 I7-5 15.2 17.1 
1919 . 12.4 12.7 11.9 11.9 II.9 12.3 13.2 
1920 10.8 10.5 10.2 I 1.9 II. I 10.8 11.9 
1921 . . 10.1 9.2 9-5 9.8 10.4 9·7 II. I 
1922 . . . 10.4 9-3 9-7 10.7 10.9 10.0 11.4 
1923 9.1 8.3 9-4 9-2 9-3 9-0 9-9 
1924 8.8 8.0 9-0 9.1 8.8 8.6 9-5 
1925 9-1 8.3 9.1 9·7 9-0 8.9 9.8 
1926 8.9 8.2 9.0 8.5 9-0 8.7 9.8 
1927 9-1 8.8 9-7 9-3 9.6 9.2 10.2 
1928 8.9 8.5 9·5 9.1 9.0 8.9 9.6 
1929 . . 10.0 9-5 10.4 9-9 10.4 9-9 10.7 1930 . 8.4 7·8 8.9 8.1 8.8 8.3 9.1 1931 . 8.9 8.3 9-7 8.8 9.6 8.9 9.6 1932 8.1 7-9 9-5 9.0 8.8 8.5 9.0 
I933 8.6 7·5 9.1 8.9 8.9 84 87 



Chapter ·IX. 

STATE AND COMMUNAL SUPERVISION. 

State supervision of public health consists of the following : 
(a) Enquiries into the state of public health and, if neces

sary, suggestions and facilities for improving it ; 
· (b) Application of the laws and regulations enacted in 

connection with such enquiries, if no other legislative regulations 
exist. · · 

A Public Health Council is responsible for giving the Govern
ment advice to assist it in the safeguarding of public health. 

State supervision is carried out through chief inspectors and 
public health inspectors. 

There are at present five inspectorates : 
· (1) The ~rvice for supervising the enforcement of legis

. lative provisions relating to . infectious diseases, of the law 
·governing the exercise of the medical profession, ot the law 
. on tnedical assistance to the poor, of the law on burials, of the 

law concerning the legal protection of the diplomas granted 
lor the car~ of the sick, of the law concerning the application 
of ·measure~ of protection against infectious diseases · and 
measures of disinfection, of the regulations relating to infant 

·hygiene and to measures for coping with tuberculosis and 
vene~eal disease (medical inspection). . 

· (2) The service for supervising. the enforcement of the 
legislative provisions on the exercise of pharmacy and of the 

·law on merchandise ; this service also deals with questions 
concerning hygiene of the soil, air and water (pharmaceutical 
~spection). · . · 

(3) The service for· supervising the enforcement of the law 
on the inspection of meat (veterinary inspection). 

(4) The service for supervising the enforcement of the 
legislative provisions concerning housing (housing inspection). 
· (5) The service for measures against alcoholic excess 

(inspection of alcoholic beverages). 

The chil!f inspectors are appointed with competence over the 
Kingdom as a whole, and the inspectors subordinate to them with 
competence over part of-the territory. 
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The servic~ referred to under (4) is responsible for supervising __ 

the enforcement of the housing law. - - . 
Certain articles of this law confer specific duties on the u~spec

tors. The provincial councils, which fre~t~ent~y have to gJVe a· 
verdict on decisions of communal authonues m the enforcement . 
of the housing law, invariably hear the COIJ1peten~ inspector before 
so doing. - - . . - · . . -

Article 13 of the housmg law prov1des that m every commune 
one or more officials shall be appointed to supervise the enforcement 
of the provisions of the regulati<?~s for the _inspection o~ buildings 
and · of ·_the other legal - prov1swns concernmg housmg. Such 
officials may possess competence over one or more communes. 
The last is the case when several small communes conclude an 
agreement to establish joint arrangements for such sup~r~ision_. -

For purposes of supervision, every. communal admm~stratwn 
must have at its disposal an official w1th adequate_ trammg who 
can advise it on all measures that it may be necessary to take 
regarding housing. 

To ·ensure that supervision in regard to the building and total 
or partial modernisation of dwellings shall be effective, it must be 
carried out both before the granting of the building permit and 
afterwards, when building is in progress. This is laid down in the 
regulations for the inspection of buildings. 

According to these regulations, supervision covers the improve
ment of defective housing conditions, kind of dwelling, etc. 
. At the same time, the division of the country into groups of 
communes engaging an official jointly is not as simple as might be 
thought at first sight. In the first place, all the communes, .with a 
few exceptions, possessed such an official, even before the law on 
housing had instituted proper supervision. The work was often 
entrusted to a carpenter or a small contractor who, for a very 
small sum, acted as adviser to the communes on building matters. 
Such supervision clearly does not meet the requirements of the 
law and is accordingly not adequate. It is difficult, however, to 
prove this sufficiently plainly to induce the commune to dismiss 
the person concerned and appoint a more competent official. 

A second difficulty is that it is extremely difficult to prevail upon 
a number of communes to collaborate and appoint the same person. 
!hey frequently refuse to ~ve up the services of an official living 
m the commune or already m serv1ce. As a general rule negotiations 
f?r the formation of a group have meant that one o; more of the 
ncher communes have appointed an official themselves, so that 
the grou_p has been broken up and it has no- longer been possible 
to combme the others into a suitable unit. _ 
. As a result of these difficulties, the organisation of supervision 
m the_ smalle: communes has not yet progressed as far as it should 
have m the mterests of housing. 

On the amendment of the housing law in 1931, the Crown, in 



ERRATUM 

Page 59· - Instead of" 20,000 dwellings built by associations 
and communes since the housing law carne into force ", read 
" 200,000 dwellings ". 
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·. or~~r to pr<?vide for cases in which a· gr~up. of small communes 
!llight ~nd It ne~e~sary to esfablish a joint organisation for the 

· mspechon of buildmgs and dwellings, was authorised to appoint 
a cent:al comm~ne r~sponsible· for direCting such supervision. 

It IS hoped m this way to overcome the smaller communes' 
.objections to collaboration. . · 

Jn view of the economic depression and the 'serious financial 
difficulties of many· communes, however, the· higher authorities 
must exercise: great caution before taking action to improve the 
organisation ·of such supervision. ' . . : -.. · . 

Supervision .is required, not ·only .over buildings and d\vellings, 
but also over living conditions. . · · .. · . . . 

Since the entry into. force of the housing law, associations and 
· communes have. built upwards· of 2o,~oo d\\ellings, all of \\ hich · 

are let. · · · · · · · 
The method of letting is of great importance. The interests of 

housing are not served only by building a large quantity of d\vellings 
-and letting them at low rentals ; if there is to be a real improvement 

in housing, they must be kept for those who need them, and it 
must be' ensured that the occupants make the best possible use 
of them. 

Accordingly, it is important not only to give preference to 
certain categories of intending tenants, but also quite definitely 
to refuse certain other groups of applicants. 

The larger communes and a number of important building 
associations have engaged for these various duties specially trained 
women officials. Housing inspectresses p1ay an important part in 
the administration of the property belonging to the communes 
and building associations. · . · · 

There are in the Netherlands different social training institutions 
in the towns which prepare girls for these duties. 

The inspectress's duties were. defined as follows in a report 
\\hich appeared a fe\\ years ago : 

" In the first place, the inspectress must visit persons 
. desirous of renting a dwelling and state which persons, in her 
opinion, should be considered first for a ne'Y dwelling, by 
reason of the way in which their present dwellmg is kept and 
of their conduct, or on the grounds that they need a new 
dwelling. That is undoubtedly a difficul~ task, th_ough un~oub
tedly a very congenial one fo~ women With_ a social vocation .. 

" The letting of the dwellmg, however, IS only part of their 
task. When the dwelling is occupied, the inspectress must keep 
·constantly in touch with th_e tenants. She n:ust ;;ee that the 
rent is paid regularly, and, If she encounters ill will, must not 
hesitate to take severe measures and force the tenant to fulfil 
his undertakings .. Again, she must also help and assist tenants, 
as far as she is able, and advise them on social problems." 



Chapter X. 

CONSTRUCTION. 

Outside walls. -Usually brick ; the- co~mon type (Waalste~n) 
are 20.8 to 22 em. long, 10.1 to 10.7 em. Wide, 5.2 to 5.6 em. ~hick. 
Minimum thickness of outside walls (without internal rendenng) : 
blocks of flats at Amsterdam : outside wall supporting floors : 
as far as the highest floor, thickness : one brick and a half (about 
32 em.) ; above that; one brick (abou~ 21 em.). Non-support 
outside walls : as far as the floor : one bnck and a half ; and above 
that, one brick. Single-family houses with a first-floor and attic
story : one brick ; with only attic upper story : three-quarters of 
a brick. 

Hollow walls are allowed when the total thickness is not less 
than that prescribed for solid walls : the various. support walls 
must not be less than half a brick thick, and the intervening 
space must not be less than 5 em. In small single-family houses 
where the walls are three-quarters of a brick thick, these may be 
hollow ; the outside walls must be half a brick thick and the 
inside walls at least 5% em., and made of tufa bricks or sheets 
of fire-proof material. The intervening space is usually moderately 
ventilated, so that the air remains dry. If there is too much venti
lation the damp-proofing qualities of the wall are impaired, as the 
temperature in the empty space becomes the same as that of the 
outside air. 

Partition walls. - Brick, usually only lightly baked, or bricks 
made of a mixture of compressed lime and sand hardened under 
pressure ; as a rule, one brick only in small houses or sometimes 
three-quarters of a brick. . 

Interior walls. - Blocks ot' flats : interior walls supporting 
beams, u~ually one _brick as far as the top floor ; above that, 
half a bnck. Intenor w~lls which do not support beams but 
support floors (uppe~ stc;mes)_, usually half a brick. Single-family 
houses : non-suppo~tmg mtenor walls, half a brick throughout. In 
the case of hou_ses With first-story and attic-story in the roof, interior 
walls supportmg beams : one brick. Partition walls inside the 
dwell_ing : ordinary lig~t bricks, tiles of cement and stone, pumice 
or grill-pattern rendenng on both sides, not less than 5 em. thick. 
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In the case of single-family houses consisting solely of a ground 
floor and attic-story, the latter must be provided with well-planed 
panelling at least r6 mm. thick. 

The outside walls are not rough-cast. Tbe bricks are properly 
set in mortar and the joints rointed. Brick walls are a character
istic of Dutch architecture and give to Dutch houses their parti
cular beauty. The interior walls are plastered ; the rooms of old 
dwellings are papered. Kitchens and W.C.'s are distempered; 
the latter have recently been painted with oil-paint, which should 
reduce the cost of upkeep. 

Ceilings and floors. - In blocks of flats, jhe ceilings between 
two flats are usually made of wooden beams, covered with a wooden 
floor, with a rendering on the undH surface. The joists are placed 
close together, 75 em. apart. The large beams are attached to the 
outside walls. The joists are attached to the walls by iron bars 
of at least 320 sq. mm., so as to make the whole building sound 
and strong .. \Vooden floors are laid over the joists, minimum 
thickness, 22 mm., ·with rivets. Floors : under surface, fire- and 
sound-proof; plastered by the old method on laths, 6.5 by 18 mm. ; 
on the upper surface, a layer of reeds fastened with copper wire 
and tincrlated nails, or rendering on metal grill~. In blocks of 
flats, the under part of the staircases must be coated with plaster. 

It has recently been proposed, in the case of ceilings separating 
several flats, to leave a space of about 3 em. between the layer 
of plaster and the beams, using brackets to support the plaster. 
Thus vibrations from the floor and beams are not transmitted 
to the plaster and the sound is deadened to a much greater extent. 

In single-family houses, such measures are usually unnecessary, 
though ground-floor rooms are often provided with a plaster or 
boarded ceiling. This is not a constructional requirement, nor is 
it necessary for protection against fire. 



Chapter XI. 
. 

PRICE OF LAND .. 

The cost of the land prepared for building is determined ,by 
the following factors : 

(a) The cost of the undeveloped land; . 
(b) The cost of preparing it for building purposes·; · 
(c) Loss of interest and cost of supervision, administration 

and management. · · 

When the land is prepared by the commune and is not sold to 
the persons concerned but is let on leasehold tenure, the charge 
borne by the dwellings built on the land depends, not only on the 
price of the prepared land, but also on the rate of interest at 
which the ground-rent stipulated in the lease is calculated. 

At Amsterdam, the value of land prepared for workmen's 
dwellings varied prior to 1914 from 20 to 27.50 florins per square 
metre. During recent years, this price has risen to as much as 40 
or 44 florins, and it was only on account of the large grants made · 
from communal funds that land could be leased at prices varying 
from 30 to 35 florins (Landlust district). · 

The land available for the construction of workmen's dwellings 
in the immediate future is situated in the Bosch and Lommer 
distri~t. The cost of dividing it _into plots and preparing it for 
bwldmg has been car~fully gone mto and works out at 45 florins 
per square metre - t.e., an average of 1,360 florins per dwelling. 

The rate of interest at which the ground-rent was calculated 
has been fixed at Amsterdam as follows : 

Before 1916 . . . . 
January rst, 1916 . 
February rst, 1916 
August 27th, 1919 . 
December 2nd, 1920 
September 1st, 1922 
] uly 14th, 1933 . . 

. o· 
/o 



Thus, for land for the construction of workmen's dwellings, 
the price of which in the years prior to the war varied from 20 
to 27.50 florins per square metre, the ground-rent thus amounted 
to o.So to 1.10 florin per square metre. At the present time, in 
the Bosch and Lommer district, it will amount to 5% of 45 florins 
- i.e., 2.25 florins per square metre. . · 

At Rotterdam, where the land is sold by the Communal Land 
Department, the price varied in 1914 from 13 to 14.50 florins per 
square metre; fqr rather better-class dwellings, it was r8 florins 
per square metre. 

. On the north bank of the l\leuse, the Blijdorp Polder and the 
·Berg Polder have recently been developed for building. The land 
in these districts costs from 32 to 35 florins per square metre. 
The Oud l\Iathenesse Polder is now being developed ; under the 
original plan, the cost of land in this district worked out at from 
29 to 30 florins per square metre. The plan has now been revised 
and the cost reduced to 23 to 25 florins. 

On the south bank of the Meuse, a piece of land in the Tar
webuurt has just been prepared for building. The roads have 
been made and the drains laid by the unemployed. This land is 
leased to private contractors at the approximate price of 21 florins 
per square metre. · · 
· At The Ha{!.Ue, the cost of land for workmen's dwellings varied 

prior to 1914 from 7 to IO florins. 
At the present time, land is being let leasehold at a rate of 

about 20 florins per square metre. · · 
The ground-rent amounts, therefore, in round figures to I florin 

per square metre. This land is often sold by tender, the tenderers 
. offering a lump sum. The highest tenderer obtains the land on 
leasehold tenure, subject to payment of the stipulated ground-· 
rent. · · · 

At Utrecht, the "1914 price was about 7 florins per square metre 
and is at present in the neighbourhood of I4 florins. On land 
belonging to the commune of Zuilen, Utrecht building associations 
are erecting dwellings at a cost for the land of some 10 florins per 
square metre. · 

In the smaller communes, prices are considerably lower. 
In rural districts, in places where it is possible to build along 

existing roads, building land can be obtained at the ordinary 
price of agricultural land, or at a very slightly higher rate. 

\\'hen no site is available on an existing road, the land costs 
rather more, because a road has first to be made. At lhe present 

·time, all building regulations include a provision to the effect that 
no building may be erected except at the side of a road which 
meets the communal council's requirements as regards position, 
dimensions, height, metalling, drainage and other necessary 
features, and also lighting. As a general. rule, exceptions . are. 
allowed only in the case of farms and other detached bmldmgs 
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used for agricultural and horticultural purposes and of detached 
houses 100 metres apart. . . . . . . 

This provision ensures that, m prmc1ple, bmldmgs will on_ly 
be erected at the side of properly metalled roads. ~he res~lt IS, 

of course, that the cost of metalling the road, laymg dramage, 
etc., raises the price of the land. . . . 

However, these expenses are not necessanly high_. . Even m 
the large tcwns, they do not go beyond r~as_onable hrmts. As a 
result of the general decline in the cost of bmldm~ and the mecha~
isation of various operations, the cost of prepanng the ground IS 

not high in comparison with ~th~r exp~nses. . 
In the smaller communes, 1t 1s poss1ble to find sufficient· land 

at reasonable prices. This is, of course, more difficult in the large 
towns. . 

In the latter, the price of land prepared for building is affected 
mainly by the method of dividing it up. The development factor -
the proportion of available building sites to the total area of the 
land - has decreased steadily during the last few years. 

Formerly, the proportion allowed was 6o to 65 % for single
family houses and 50 % for buildings several stories high. Even 
if an individual were allowed to divide up his land as he pleased, 
he would nevertheless be obliged to allO\V one-third for public 
use if he built single-family houses and one-half in the case of 
buildings several stories high. 

At the present time, the proportion in question is fixed under 
the new plan in Amsterdam at as low as from 40 to 45 % ; in 
the other communes, also, this proportion is low. 

This fact has an appreciable influence over the price of land 
prepared for building. In the larger communes, the price is usually 
much too high. · 

However, it is not possible to remedy this state of affairs by 
arbitrarily increasing the proportion of the built-on area to the 
total area ; other factcrs have to be taken into account. 

Suppose,.for instance, that, in the case of a scheme in which 
this Jlroportion is low and the price of the land is consequently 
too h1gh, one road out of two is eliminated ; the result will bt: a 
considerable increase in the proportion in question, and hence an 
appreciable reduction per square metre in the price of the ground. 

Nevertheless, this will not encourage the construction of 
cheaJl dwc~lings, because the area of the land occupied by each 
dwdlmg will be much too great and the price of the land per plot 
and per d\velling will be increased still further. 

The · increase in the development factor must be obtained 
~ther:vise :- .~or instance, ty making a clear distinction between 

residential streets and traffic arteries, and a rational distri
bution of the are~ assigned to squares and playgrounds. 

_\\ben a plan 1s dra"~~<n up, care is usually taken to ascertain 
Which streets are specially intended for traffic, either immediately 
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or later on. All the others are regarded as " residential " streets, 
~nd are made no wider than is necessary. When the street plan 
1s drawn up, a further saving can be effected by making small 

. front gardens, and as far as possible replacing costly paving by 
strips of grass and walks. 

The proportion in question can thus be increased without 
needlessly enlarging the area of the land per dwelling, and also 
without endangering public health. 

It should be pointed out, however, that the development of 
a district takes several years. When the plan for dividing up the 
land has been prepared and has begun to be carried out, it must 
be adhered to. . Any modification of the principle applied '\\ill 
only produce its effects some years later. 

That fact need not prevent any changes, even if their effect 
will not be felt for some time to come. It must not be forgotten, 
however, that they are likely to increase the price of the 
undeveloped land. 

When land to be used for building is expropriated, the judge 
usually fixes the value· of the prepared land and deducts the cost 
of preparation ; the difference represents the value of the 
undeveloped land. 

When the Landlust district at Amsterdam was expropriated, 
the judge fixed a basic price of roughly 40 florins per square metre 
for the prepared land. After deducting the cost of preparation, 
the value of the undeveloped land, at the time of its development, 
amounted to about ro florins per square metre. This amount 
divided five times by r.o85, in order to take account of the loss 
of interest for five years, gives a cash value of about 7 florins 
per square metre. 

Hence, any reduction in the cost of preparation and any 
saving effected at the time the land is divided up raises the price 
of the undeveloped land. 

Any reduction in expenditure is therefore useless, since it 
does not lower the cost price of the dwellings. This observation 
applies, not only to the price per square metre, but also to. the 
land utilisation regulations in respect of each dwelling (w1dth 
of plots, number of stories, etc.). Any concession in this field 
also will ultimately result in an increase in the price of the 
undeveloped land. 

Consequently, it would only be possible t.o reduce the cost 
of the elements which go to make up the pnce of the prepared 
land by means of legislative measures restricting the _Price of 
the land and prohibiting the assignment to prepared land mtended 
for workmen's dwellings of a higher value than the price that can 
be paid for the construction of such dwellings. 

· The only measure which the .large commun_es can take for the 
moment is to lower the rate of mterest at whtch the ground-rent 
is calculated. 



. Chapter XII. 

PRICE OF BUILDING. MA,TERIALS. 

As regards the'-l'rice of building materialS, the principal firnls · 
send out price-lists every quarter. The figures in these lists are 
compared and the results of other enquiries are also taken into ' 
consideration. _ 1 • _ • , 

The average price of all building materialg. at a given date 
is then computed. 

A few of these figures are given. below : _ 

- PRICES OF PRINCIPAL BUILDING MATERIALS IN I934-I935· 

Vahal bricks, per 1,000, f.o.b. 
or f.o.r. (2IXIo%X5% em.): 
Hard bricks (waterproof) . • 
Grey (facing) bricks - . . . . . 
Grey bricks (for outer walls) . 
Red bricks (for interior walls) 

Limestone bricks, per I ,ooo, f.o. b. 
or f.o.r. (Vahal shape) : 
Ordinary bricks . • _ • 
Waterproof bricks ' , 

Belgian bricks, per I ,ooo, free port 
of· landing (Vahal shape), first 
quality . . _ • . 

Dutch tiles, per 1,000, f.o.b. or 
f.o.r.: 

Ordinary tiles I ~e . . . . 
. . 

Superior quality tiles I ~e : . . 
Ferruginous earth pipes, per metre 

delivered to site : . ' 
Diameter o.Io metre . -
Diameter o.rz metre. : . 
Diameter o.I5 metre . . 

jan. 1st, july tst, jan. ISt, April 1st, 
1934 1934 1935 1935 

Florins 

12.75 
n.so 
I0.25 
9·5~ 

8.
g.-

_g.-

38.-
43·-
53·75 
59.25 

o.56 
o.65 
0.75 

Florins 

11.25 
I0.25. 
8.75 
'l·50 

6.-· 
7·-

41.25 
46.25 
55.25 
6I.-

.o.Q:z 
0.70 
o.Bo 

I0.25 
9·25 
8.-
'7·-

5·-
6."-. 

g.-

44·-
49·-
54·-
59·-

o.ss 
0.63 
o.n 

Florins 

IO.-
g.-
7·75 
6.50 

.5·-
6.-

g.-· 

33·25 
38.25 
39.25 ' 
44·25 
. 

o.so 
o.s8 
0.68 



PRICES OF PRINCI~.W. BUILDING MATERIALS IN 1934-1935 
( continutd). 

. 

Mortar powders delivered to site : 

J ·Lime in flakes, per hl. . ·. • • 
Belgian lime; per to,ooo kg. • 
Portland cement, per 1,000 kg. 

Beams for flooring and roofing, 
per cubic metre, delivered to 
site : 
Firwood (deal) • 
Silver fir • . . 

. . . . . 
Floor boards, per square mette, 

delivered to site • . . • • • •. 

Piles! per meu-;;, free at landing 
port: . 
From 14 to 16 metres · 
From 16 ~o 18 metres 

Inside doors, each : 
Thickness, o.o3.5 ·metre 
Thickness, o.o4 metre 

Front and back doors : 
Thickness, _o.o4 metre • . • 

Iron, per 100 kg., delivered to 
· site : 

Profile irons·. . . . • . . . • 
Iron for reinforced concrete 

Iron drain pipes, asphalted insic.le, 
per metre delivered to site (dia
meter, 0.125 metre) : 
Thickness of wall, 6 mm. . • • · 
Thickness of wall, 9 rom. • . 

Lead, per 100 kg_, 
site: 
Lead sheets • • -
Lead pipes • 

delivered to 

. . . .~ . 
Zinc, per 100 kg.. delivered to 

site: 
Zinc sheets • . . • • . 

sanitary articles. per piece, deli
vered to site : 
W.C.'s: complete installation 
Pans, each. • •• ·. . • • 

. Cisterns, each . . . . • . • . 
White earthenware basins, each · 

I Jan. lSI, 

19U 
July tst, I Jan. IS!, April rst, 

191-4 19~5 1cn5 

Florins Florins 

1.10 0.96 
115.-· '117.-

11.70 17-50 

29-75 
23.25 

o.65 

3·50 
5·-

5--

1.8o 
2.15 

22.-

12.50 
6.30 

·6.-
8.40 

28.25 
22.75 

o.65 

3·50 
4·50 

4·50 

4·75 
4·95 

12.65 
5·97 . 
5·72 
7·65 

Florins 

. o.6o 

2.75 
4·-

3·50 

6.55 
6.50 

17.-
17.-

16.50 
6.90 
6.90 
9·75 

Florins 

0.73 
112.-
14.-

25-75 
. 21.25 

2.50 
4·-

3·25 

17-75 

17-90 
7·50 
7-30 
g.zo 
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PRICES OF PRINCIPAL BUILDING MATERIALS IN 1934-1935 
(concluded). 

Jan. nt, July nt, Jan. 1st, April 1St, 

1914 1934 1935 1935 

Fiorino Florins Florins Florins 
Window-glass, per square metre, 

delivered to site : 
Single thickness 0 0 . · . o.n o.8o 0.78 o.83 
Double thickness . 0 . 1.22 1.23 1.27 1.20 

0 

Linseed oil, per 100 kg., delivered 
to site: 
Raw . . . . . . . I4.85 I6.go l4.20 15-35 
Boiled . . . . . , 18.50 lg.6o 17-20 17-90 

Zinc white, per 100 kg., delivered 
to site: 0 I -
Dry 0 

. . . . . . . . 22.70 19-58 21.50 20.25 
In oil (paste) . . . . . . . 23-50 22.25 23.- 21.75 

Siccative oil paint and Bremen 
green, per kg., delivered to site 1.62 1.62 1.78 I.78 

Gravel and sand, per cubic metre, · 
delivered to site : . 
Gravel . 0 . - . . . 3-32 3-05 3-30 3-25 
Coarse sand . . . . . . 0 . 2.13 1.83 2.- l.go 
Dune sand .. . . . . . . . 1.82 1.63 1.6o 1.50 



Chapter XIII. 

ORGANISATION OF THE BUILDING INDUSTRY. 

Urban expansion, which became more rapid after 1870, was 
first carried on by master workmen engaged in the various trades, 
particularly the carpentry and joinery trade ; in addition to their 
own occupations, which provided them with a living, they undertook 
to construct dwellings when business was somewhat slack. 

Little by little the building of dwellings was taken over by 
" owner-builders ", whose main source of income was derived 
from the provision of housing. The chief feature of their activities 
is that their financialresources are somewhat restricted, and that, 
after they have put up a relatively small number of buildings, 
they are compelled either to sell or to obtain mortgages on as 
favourable terms as possible. . 

Down to the last few years before the war, nearly all the 
dwellings in large towns, except houses for the well-to-do, were 
built by this class of owner-builder. 

Under the housing law, the communal authorities were required, 
on the one hand, to lay down building by-laws, in order to ensure 
that new houses complied with certain minimum requirements 
from the point of view of hygiene and sound construction ; on the 
other hand, the law empowered the authorities to give financial 
assistance to associations, companies or foundations devoting 
themselve.s exclusively to the promotion of the interests of housing. 
The object of these grants is to permit the bodies interested to 
erect and manage well-built dwellings. In addition, the law 
opened up for communes wishing to engage in building themselves 
the prospect of obtaining financial assistance from the State, 
thereby greatly increasing the possibility- which, indeed, already 
existed - of their building houses themselves. 

Building under the housing law progressed only very slowly 
and by degrees. Most of the buildings put up under this law were 
constructed by building associations, a few by the communes 
themselves. 

When building began under the housing law, the building 



-70-

industry underwent a fundamental change. Besid~ the owner
builder, who was owner, designer and .executant m one, there 
appeared the architect and the contractor as separate figJres. 

r. BuiLDING BY PRIVATE CoNTRACt?Rs. 

Shortly after th~ outbreak of the war~ ~rices of building 
materials began to nse! and consequently_ building _costs ros~ t?o. 
This increase soon assumed such proporhons that house-building 
gradually came to· a standstill and the Government was forced 
to intervene and ofier help. · 

At first, the State merely assisted bu!lding associations and 
communes to erect houses under the housmg law. 

In consequence, private builders W<!re thenceforth unable to 
continue their business. The large subsidies granted to the building 
associations and communes made it impossible for them·to build 
without financial assistance. . . 

Thus, private building -·first of working-class dwellings and 
then of middle-class houses - caine to a standstill. · 

In the end, the provision of housing fell1argely into the hands 
of the building. associations and the communal authorities. It· 
was soon realised, however, -that, in the long run, the State would 
be unable to shoulder ~he · whole cost of. building houses, and, 
further, that the associations and communes were unable to keep 
building sufficiently rapidly to meet the demand. In this respect, 
building under the housing. law is definitely behind building by 
private enterprise, which, as has been shown by experience, builds 
quicker and more cheaply than the communes and associations. 
It became increasingly clear that, if private enterprise w~re ruled 
out, it would be impossible to overcome the ·housing shortage. . 

. For that reason provision w.lS made in rgzo for··grartting 
subsidies without security, and, if necessary; mortg1ges, to private 
individuals for building dw<!lling>. · · · · · 
· . ~ This subsidy iS restricted to· 20 florins per square metre, .with a 
maximum of 2,000 florins per building for dw.!lling> whose cubic 
content, as calculated· from the external walls above the ground
level, does noLexceed .450 cubic metres. If necessary, a mortgage 
may_ also be g•anted up to go%. of the costs of building, less the 
substdy, plus the value of the Iand. · · · . . . · .. 

This sub3idy system. was therefore based on the prinCiple that 
the State allcw~d a fixed sum according to the dimensions of the 
buil~ing to a~yone ~ho ·put up a dw~lling at his own expense and 
at hiS own nsk. J;bis sum may be regJ.rded as covering the risk 
of ~ probable fall ~ the valu~ of the building in the future. The 
rec1p1ent of a substdy had Simply to undertake to 5ee that the 
·dwelling was Used as such for at l~t fifteen years, but apart 
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from that he was quite free to sell or let it. The whole of the 
subsidy WJ.S paid by the State. 

The State paid only the sum originally fixed per dwelling. The 
owner was liable for any other risks. This system, therefore, 
acted as a strong incentive to those concerned to build cheaply. 

The fact that subsidised builders were left quite free made this 
system of building popular. In .a relatively short time, there was 
a complete revival of private building. 

Not only did private contractors build dwellings under this 
system, but many private individuals, particularly in the country, 
took advantage of the subsidy system to build houses for them

'selves. When, owing to the unsatisfactory financial situation of 
the country, the advances made under the housing law had ulti
·mately to be greatly reduced, a numb=r of communal authorities 
and building societies also introduced the subsidy system. 

As already pointed out, in addition to subsidies, first mort
gages and building credits for a period of fifteen years could also 
be obtained if required. Redemption had to be made to the extent 
of at least % % per annum during the first five years, and I % 
during the next ten years. The rate of interest was 6 %-

The communes were required to guarantee to the State regular 
payment of interest and redemption. 

The decline in the amount of the subsidy during the successive 
periods is shown in the following table : 

Date 

December 7th, 1920 

May xst, 1921 

December 29th, 1921 

February 2oth. 1922 
March roth, 1922 
January 1st, 1923 . 

Subsidy in florins per 
square mt~tre 

20 . 
20, up to 300 sq. m. 
17, above 300 sq. m. 

15 

Maximum amount in 
f1orino; per dwt•lling 

12,00~ 
I 1,700 

1,200 

900 
6oo 
300 (fixed am.mnt} 

The number of dwellings for which subsidies (fixed amount) 
were granted during the years 1921," 1922 and 1923, and the amounts 
of the subsidies and mortgages, are shown in the following table 
(page 72). . 

Since 1923, private individuals have built houseS'" without 
financial assistance from the authorities. Persons wishing to build 
working-class dwellings can, however, obtain second mortgages 
at moderate rates .. 

This regulation is still in force in a modified form. At the 
present time, over go % of the ~otal ~~~~~r of dwellings a~e on~e 
more being constructed by pnvate mdiVIduals, as explamed m 
Chapter XVI. 
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Reripients 1921 JQ22 Total 

Private indiVi"uals : ... 
9,i:46 One dwelling 3.960 4,082 .I,I04 . 

1,586 1,682 882 4·150 Two dwellings . . . 
18,410 52,186 More than two dwellings · 18,154 15,622 

Communes. 170 2,797 .. 5.992 8,959 . . 
Associations 1,077 5.514 8,.4J8 15,029 
Employers . 278 210 382 870 . 

140 235 Miscellaneous · . 56 39 

Total number of dwellings 25,281 29,946 35.348 90.575 

Amount of subsidies with- Florins Florins Florins Florins 

out security . . . . . ~4·759.551 [23,II4•787 I0,6o4,400 78·478.738 
Amount of 15-year mort-

~7.872,865 76.963.595 gages . . .' . · • . . •. · 9,090,730 -
Final amount of subsidies 

(after deductions in res-
pect of changes and can- -

67 ,6o~.998 l celled sums) . . . . . .....,. - -

2. CONTRACT SYSTEM. 

As· already stated above, thls system only came into fairly 
wide use in the building trade in relatively recent times - in 
fact, with the great increase in house-building by associations and 
communes, in the years during and after the war. Associations 
and communes rarely construct houses themselves, and recently 
the work has generally been offered for tender. . 

The contractor - and this system has been in force for over a 
century for utilitarian buildings - is a person who contracts 
with the owner for the whole of the work in return for.a fixed sum 
beforehand, and assumes the whole risk and responsibility. He 
purchases the various materials. supplies the necessary equipment 
and engages the labour. ' . 

The main advantage claimed for· this system is that while 
the house is being built the whole responsibility is centralised in 
one person, who has a strong personal interest in performing all 
the work as competently and economically as possible. 

Owing to competition among the contractors, only those who, 
through their personal abilities and financial resources, are fully 
competent to carry out this heavy and hazardous task are able 
to hold their own. Having followed the trade since they were 

1 This amo~t ~elates to 77,592 houses, of which ,56,og8 were built by private individuals, 
13,994 by assoc1abons, 6,408 by communes, and 1,092 by employers and various institu
tions. A subsequent enquiry show.s thf' number of houses constructed to have been 76,009. 
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young, gradually undertaking more extensive work, they have 
been able, in course of time, to acquire the necessary ability. 

Among the chief drawbacks, from the point of view of the 
owne~, to offering the work for tender, the following may be 
menboned: 

(I) The clash of interests between contractor and owner, 
which may lead to the use of inferior material and jerry
building ; sometimes the contractor also asks a higher price 
than would represent fair remuneration for services rendered 
- whether there has been a preliminary agreement or not 

· between the contractors. 
(2) The great risks to which the contractor is often liable 

while the work is in progress, whkh in unfavourable circum
stances. may affect the owner if he has failed to cover himself 
against them .. 

(3) Labour difficulties. - It is sometimes maintained that 
there is less difficulty over the construction of working-class. 
dwellings ; in this case, the workers would be in direct touch 
with the representatives of the owners and would more easily 
realise that the building of working-class dwellings is in the 
public interest. 

The point mentioned under (I) (risk of use of inferior materials 
and jerry-building) does not call for any special remarks. It 
can be remedied by strict supervision of the building operations 
by the owner. At the same time, the remuneration charged by 
the head of the undertaking for supervision may easily amount 
to between l % and I.5 % of the actual building costs. Even 
when the owner supplies a more or less considerable part of thl' 
material, he must still exercise supervision. 

With regard to the price agreements mentioned under (1), 
.the nature and size of many works is in itself such that only a 
few contractors are able to tender, so that to start with the 
number of competitors is limited ; and this circumstance enhances 
the possibility of their knowing each other or rapidly finding 
each other out. Two methods may be employed to widen this 
ring, both of which may, within certain limits, be recommended ; 
steps may be taken to: (a) prevent the submission of tenders 
for excessively large blocks of· buildings ; (b) enable. partial 
tenders to be submitted. 

With regard to (b), it is obvious that contractors who under
take the whole work and those who carry out only one particular 
part of it take different views. For the owner, the advantage of 
an inclusive tender is that the chief contractor can be made wholly 
responsible for the work. The owner has not to co-ordinate the 
parts of the work to be carried out in turn by the different trades. 

On the other hand, under this system the owner does not 
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follow the work. so closely. and runs more risk of being unable to
cope expertly with a contractor .w~o is not absol~tely trustworthy . 

. Experience has shown th~t It IS always advisable. to plac~ the 
carpentry and masonry wo~k in the same hands ; ~hts work 1s so 

·closely interconnected that 1t would always prove disadv:antageous 
to divide it up. Wall-plastering and stucco and plumbmg should 
be done by the same contractor as for the fir?t-named two :pa_rts 
of the work. It is less important for excavation and the dn':mg 
of piles and laying of foundations, or painting an~ p~per-hangm?, 
to be done by the same contractor. Nowadays, 1~ nme cases c;:mt 
of ten, the chief contractor places sub-contracts wtth firms spectal-, 
ising in this work. It is not possible to say in every case wt>et~er 
it is more economical for this work to be given out by the chief 
contractor or by the owner himself. To obtain a separate tender 

·whenever the interests of the building will not ·suffer thereby 
greatly increases the number of competitors· for all kinds of 
subsidiary work. · · : · 

·. That is why it may be desirable to obtain separate tenders for 
painting and paper-hanging ; for other work a separate tender is · 
not considered necessary, except in special cases. 

Whatever the system of tendering, the competence of the. 
proprietor or· his representative will necessarily be the most 
satisfactory guarantee against any abuse. 

· Very detailed ·estimates should be insisted on, "jn order to
prevent the contractor from fixing exorbitant prices, 

·The building associations which since 1918 have been the 
principal tenderers naturally have· no one, or ,very rarely have 
anyone, in their service who, by reason of their· training or 
occupation, can be regarded as competent. The architects who 
submit tenders on their behalf are not materially interested in 
obtaining tbe lowest possible prices ; they sometimes allow them
selves to be guided by artistic rather than by economic considera
tions, which they sometimes treat as a-negligible factor in building. 
~1;ain, the. u~e of new building ~rocesses n~ver. before employed 
m the bmldmg of cheap dwellings sometimes makes it very 
difficult to calculate the exact cost. ·. · · · . 

Those communeS which have . themselves undert~ken the 
. buil?ing of dwe~ings _are in a more fortunate position ; but there,.· 
agam, ~hanges m pnces and ~ages .have led to the_adop1ion of 
less stnct methods of calculation, or, rather; these changes have 
meant that the _method of calculation gives less accurate results. 

As a rul~, pnces are fixed l?er unit, calculated per cubic metre 
·for excavation and for the v_an~ms masonry works and carpentry, 
and per s_quare metr~ f<?r pamtmg and wall-plastering and stucco. 
These puces per umt mclude the cost of the various materials 
~nd wage_s. They are multiplied by the tQtal number of units · 
mv_olved !n the execution of the work ; the total amount of the 
estimate lS finally obtained by addition. · 
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· This method is quite reliable as long as the prices of materials 
and wages remain stable and the prices per unit confirmt>d by 
Ion? experience can consequently be taken and continue to be 
used. The method is not so reliable if prices undergo appreciable 
variations, unless there is some means of knowing at any momt>nt 
exactly the quantity of materials and labour necessary per cubic 
or square metre of work and unless it is possible, on the basis of 
this number of units and with these separate prices for materials 
and labour, to recalculate the total of the prices per unit per 
cubic or square metre and embody these new unit prices in the 
estimate. A rough and ready calculation which, instead of taking 

-·as a basis the elements composing the prices -per unit, simply 
applied to those former prices a specific coefficient of increase is 
wholly unreliable when the market is fluctuating. 

It is desirable, accordingly, always to demand a detailed 
estimate for all tenders. 

The estimate should show separately : 

(1) The total cost of the excavation and foundations, 
masonry, carpentry, painting, glass, wall-plastering and stucco, 
plumbing, concrete, stone-cutting, ironwork and wallpapers. 
Against each total should be shown separately the price of 
the materials ex-wharf or ex-rail, and wages, together with 
cost of transport to site and· insurance premium. The item 
" overhead costs " should be divided into the various compo
nents - interest, amortisation and upkeep or renting of plant, 
wages (inCluding profits and the. premium for risk) for the 
execution of the works and the various heads of expenditure. 

(2) The sums to be deducted from the total amount of 
the estimate, if the tender does not include painting and 
paper-hanging. . 

· If necessary, other works will also be excluded. 
In connection Y."ith every tender it is desirable, therefore; 

to allow for separate tenders for these categories of works. 
· (3) The cost of the materials and wages in connection with · 
the works mentioned under (1). This expenditure will be 

. divided up into the more important items which compose it. 
Masonry, for instance, should be divided up as . follows : 
foundations, cementing, fat;ade on the side facing the· road 
and opposite fat;ade, interi<;>r ·walls, partitions, chimneys, etc. 

Under each of these heads should be shown· separately the 
number of units of materials and. the number of hours' labour 
required ; after having been ~dded to _sim_ilar units, they are 
multiplied by the pnces per umt, and th1s g1ves the tota~ figures 
referred to under (1). ·· · • 

In order to avoid unnecessary calculation and to enable the 
various tenderers to do so in a clear form admitting of comparison, 
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each tender should also include a complete ~st of all ~he qua~.titid 
of materials. The particulars of the vanous wor s men lOne 
under (I) should be given on printed forms, to be filled up by the 
tenderers. k th t th 

Where it is found, in the carrying out of the . wor , ~ e 
actual quantities are above or below those shown ~. the est~mate, 
the difference, under a special " more or less work clause m _the 
estimate, will be deducted on the basis of the relevant pnces 
per unit. . k f 

Proper remuneration is recommended for this wo! o assess-
ment - very simple, it is true - to the three. part1es who have 
submitted the lowest estimates. It should be stipulated, however, 
that the owner will retain the right to allocate the works; furt~er, 
the sum in question should not exceed an amount representmg 
payment for actual work done. . . . 

By means of these detailed estimates, the' party ord~r~ng 
the work will be better able than in the past to form an opm10n 
as to the sums that he really has to pay .. 

The risks run by tenderers are as follows : 

(I) Differences - increase or decrease - between the 
actual work and the work provided for in the estimate ; 

(2) ·Fluctuations in the prices of materials ; 
(3) Variation of wages ;' 

·(4) Strikes or labour shortage ; 
(5) Bad weather. 

The first point has already been examined. , 
As regards the second ...,..- fluctuations in the prices of materials 

- the person submitting the tender should, as a rule, bear the 
entire responsibility. · · · 

It was only natural that, during the war and the post-war 
period, when prices were mounting, persons tendering should 
have shown a tendency to decline responsibility for this risk either 
wholly or in part, and that economic considerations·should, for 
the most part, have forced them to adopt this course. It is natural, 
also, when the cost of materials shows a downward tendency, 
that contractors should be inclined to assume full responsibility 
for risks of this nature. Even supposing that it were possible to 
show definitely that variations in the prices of materials are a 
source of big profits, there would be no reason to leave such profits 
to the party submitting the tender. 

No such _certainty exists, however. It may be admitted, no 
doubt, that, 1f the procedur~ for tend~rs dt;scribed above is adopted, 
the cost shown by the part1es tendenng wdl take fully into account 
the l?r<?~abil!ty. o~ a fall in prices. In any case, the owner, when 
scrutm1smg mdiv1dual amounts, must determine each time whether 
the price per unit for specific materials which is shown in the · 
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estimate does or does not exceed the ·level which, according to 
the data at his disposal, is likely to be reached when the work is 
carried out. If this likelihood is very great, he will raise this 
question of the difference in prices during the negotiations for the 
award of the contract and will demand a reduction ; or he mav 
stipulate that the materials shall be delivered by himself, or, if 
necessary, decide not to accept any tender and ultimately have 
~o have the works executed directly. Within certain limits, 
It should be possible in this way to bring the prices for materials 
down to the level which may be regarded as equitable in view of 
the existing state and prospects· of the market. 

The third point-that is to say, the risk arising out of fluctuations 
in wages-can be explained briefly. If the contract i,; accepted, 
and the basis taken for the ·various categories of workers in the 
building trade is an average hourly wage· fixed by the authorities, 
and if, while the work is being carried out, for one reason or 
another, it is considered desirable to alter this average w,1ge, 
then it is only just that the tenderer should be given full allowance 
for this alteration, since it has been made with the complete ap
proval of the authorities. The contractor should, of course, only be 
entitled to an allowance for the number of hours' work which the 
various categories of workers have still to carry out after the 
alteration of the wage-level. This number is equivalent to the 
difference between the number of hours provided for in the estimate 
and the number of hours' work already carried out. 

Nevertheless, no circumstance whatever, other· than a change 
in the wage-level approved l:y the public authorities, should 
occasion an alteration in the item for wages in the estimate. 

The fourth point-that is to say, the risk of a strike, lock-out 
or labour shortage-can also be dealt with briefly. Should workers 
unexpectedly refuse to work on the conditions laid down by the 
authorities, the risk resulting therefrom should fall, not on the 
tenderer; but on the authorities who have fixed the conditions 
of work. Likewise, if passive resistance methods are adopted, and 
the 'Workers merely pocket the minimum wage agreed upon, after 
having just put "in an appearance and without having d~me the 
requisite work, the tenderer should be regarded as entitled to 
declare a lock-out. On the other hand, there is also the possibility 
of the contractor contriving ·a strike or lock-out, either by not 

· observing the regulations laid down by the authorities or in some 
other manner. · 

It is hardly possible to provide_ a fixed formula to meet _all 
contingencies, and, if necessary, disputes should be dealt ·w1th 
by arbitration. 



3· Bt'ILDDIG BY THE Al"THORITIES THDISELVES AND lNTER
~IEDIARY FORMS BETWEEN BeiLDING BY THE Al'HIORITIES 

AND BY TENDER. 

During the war, it was mainly the great. r~sk resulting from 
the soaring prices of materials and of wages which deterred many 
contractors from tendering, or at all events .led .them to. demand 
very heavy bonuses in order to cover the nsk m .que~hon. 

·Sometimes this situation also led to the "Work bemg Imperfectly 
carried out since the tenderer was not in a position to meet the 
losses he h~d sustained, or he endeavoured to delay the work in 
order to wait for a favourable moment for the purchase of mate
rials. For both reasons endeavours were made in large communes, 
where these difficulties were most acutely felt, to adopt different 
methods for the carrying out of building work. · 

Only rarely was building carried out direct by the authorities. 
Mention should be made here of the so-called " percentage " 

system, which may be regarded as an intermediary form between 
direct carrying out of building by the authorities and free tender. 
During the war, systems of this kind were sometimes tried. 

As under the regime of normal free ·tender, the tenderer is 
bound to a specified amount. In the difficult circumstances "Which 
existed during the war, it was, however, probable that this lump 
sum included a fairly high sum for insurance against risk. For 
this reason it was considered fair that, if the actual expenditure of 
the tenderer was markedly less than the amount provided for, 
the O"Wner-that is to say, the commune-should benefit by that 
difference. It was therefore stipulated that the tenderer should 
have the right to a maximum payment, consisting of the amount 
of actual· expenditure plus 5 %. and that in no case should he 
receive a sum higher than that fixed beforehand.· 

In criticising this allowance of 5 % to the tenderer, we should 
remember that (1), as a rule, this percentage was calculated on 
about two-thirds of the total cost of building, since the commune, 
on its side, found a large part of the necessary materials ; and 
(z) this percentage included a general item for loss of interest. 

1!lls system of a 5 % bonus can only fulfil its purpose if the 
maXimum does not exceed that which would be obtained by 
free tender. Should that condition be fulfilled there is little 

· ~k that the contractor will relax hi.s e~orts for the ~ake of economy; 
mdeed, up to the last moment, he Is hable to exceed the maximum 
allowed. Thus, contractors do not seem to have endeavoured 
to approxim_ate to the limit in order to draw 5 % on as high a 
sum as possible. , 

Under ~his system, too, the contractor is always obliged to 
make cons1de~able advances for payment of "Wages and certain 
other expenditure. But, apart from this, the system may be 
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said to amount to a form of direct building by the authorities in 
which the contractor has a large measure of independence and 
therefore receives appropriate remuneration. 

As has already been said, the old form of direct building by 
the authorities through the municipal services hardly exists now 
and has few supporters. 

4· HANDING-OVER OF WORK TO PRODUCTION Co-oPERATIVE 
SociETIES : BUILDING GuiLDS. 

_ Workers' production co-operative societies have existed in the 
building industry for some decades. _ 

After 1870, in working-class circles great hopes were placed 
in the development of these institutions ; the General Netherlands 
Workers' _Federation (Algemeen Nederlandsch Werkliedenverbond) 
has more than once expressed itself in their favour. 

After this movement, the practical results of which were 
inconsiderable, it was about 1901 that active propaganda was 
carried on in the Netherlands among workers to the effect that 
they should themselves take over the direction of industry.- After 
the great strikes of 1903, the ground \\<as more favourable and a 
number .of workers' co-operative associations \\<ere set up in the 
building trade and in some allied trades. Co-operative associations 
of bricklayers and bricklayers'. labourers, painters, plasterers 
and .plumbers were thus founded. _. -

These· co-operatives had only a small working capital, which 
was furnished by the 1/l<orker-members. It was sufficient to pay 
for the necessary tools and materials, but not to enable these 
associations to act as contractors themselves. Their activities, 
particularly in the masonry trade, were therefore practically 
confined to undertaking jobbing 1/l<ork in competition Vl<ith the 
" gang bosses" (independent foremen having a gang of workmen), 
\\<hose part in the building industries of large towns is well known. 

The history of these co-operative associations is, on the whole, 
. not a very happy one. . . _ · 

In order to understand the method of work of most of these 
associations, it must be remembered that they have mainly been 
founded by workers who desired to escape from the authority of 
the employer. --

Thus, most of the regulations of these associations lay down 
that the assembly of members shall appoint for each job a foreman 
to direct the work according to the instructions given him by. a 
permanent committee. This foreman is responsible to the commit
tee and the committee in its tum to the association of members. 
Th~ foreman can therefore act only so long as he does so with the 

-approval of the members. 
So far as fixing of wages is concerned, all associations do not 

' 
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use the same method, but in most cases members are guarantee.d 
a fixed hourly wage equal for all. If, after wages an~ all other 
expenses have been paid, incl';lding interest on the cap1tal of the 
association, there are any profits, a fixed part of the. latter - !or 
example, so % - is divided among the members m proporh~>n 
to the number of hours of work that each has done for the associa
tion ; the rest is placed to reserve or used for propaganda. . 

The co-operative associations prefer to employ the1r own 
members. Candidates, before being admitted as members, mu!>t 
pass through a probationary period - for instance, three months. 
The person concerned must be skilled in the trade, and be a good 
worker and good comrade. It is also thought that the guarantee 
that each will do sufficient work will be found in the spirit of 
comradeship. If a member is too old or not ·strong enough to do 
his share of work, the fact is overlooked ; but idlers are eliminated 
by means of mutual supervision, even supposing that they have 
managed to become members of the association. 

·Writers" on economic subjects seldom favour these production 
co-operative associations. In most countries where such under
takings exist, it has been found that these associations generally 
collapse after a few years and that only a few of them become really 
viable concerns. 1\Iost of those who survive abandon their original 
purpose and become organisations in which the small group of 
old members enjoys a highly privileged position in comparison 
with new members. . 

Another form of undertaking is the building guild, which has 
many characteristics ·in common with the workers' co-operative 
association, but with this difference - that the workers' trade 
unions exercise a considerable influence over the guild's manage
ment. The schemes prepared in Amsterdam in 1920 were based on 
~ollaborat!o~ between sections of the four great unions of workers 
m the building trade ; each of these sections was to appoint two 
members of the guild. 

These institutions have not been set up, however, since, after 
mature reflection, no great enthusiasm for participation in this 
~ovement was shmm by the members of any of the four organisa
tions concerned. 



Chapter XIV. 

BUILDING ASSOCIATIONS. 

. The idea underlying the housing law is that the authorities 
are responsible for seeing that the dwellings to be constructed 
are of a satisfactory standard,. and for this purpose the communes 
are required to issue building bye-laws. In the case of existing 
dwellings, the communal authorities are required to discover 
those which are in a bad condition. The communes are also 
required to take all the necessary steps with regard to dwellings 
of this kind - to order improvements and to condemn defective 
dwellings as unfit for habitation. . 

On the other hand,· as the community is at present organised, 
it is left chiefly to private initiative to provide the new dwellings 
required by the population. The law does, however, provide for 
the contingency that private initiative may prove inadequate, and 
accordingly. relies--on the goodwill and spirit of initiative of those 
concerned ... They may set up building associations, and, if the 
latter· are formed in accordance with certain conditions laid down 
in the housing law and in the Royal executory decree, and if in 
virtue thereof they are recognised by Royal decree as " working 
exclusively for the improvement of housing ", they can obtain 
financial assistance from the authorities. This usually takes the 
form of an advance on favourable ·terms.· 

Below will be found a fuller statement as to how both systems 
work. We would point out at once that the commune supplies 
the association with funds in the form of advances, as prescribed 
in the housing law, and may obtain the necessary capital by 
borrowing it from the State. · 

The housing law does not primarily provide for the building 
of houses by the communes themselves, but the Government has 
no fundamental objection to their carrying out building schemes. 

· As used below, the word " associations " also covers any other 
bodies which may be set up under the housing law, such as founda
tions, limited liability companies and co-operative associations. 

The main pusiness of a recognised association is to build 
dwellings. It may, however, carry on other forms of activity; the 
law simply makes recognition of the association. subject to the 
condition that it " is working exclusively for the unprovement of 
housing" .. 

6 
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Thus the aim of an association may be to pull do\\n slum~ •. or. 
the whole of an insanitary quarter. As a matter of fact, de~ol~hon 
would normally be followed l;>Y the erecti~n of ~ew bm~d1~gs. 
Demolition need not necessarily be combmed w1th rebuilding, 
however. · . . . 

Furthermore, recognised associations may_ acqmre ex1~tmg 
buildings for reconditioning._ . In parti~ular, th1s m_a_y pcrm1t of 
the housing of very poor families- for mstance, fam1lies who have 
had to leave their homes because these have been condemned as 
unfit for habitation. · 

Lastly, dwellings may have been built by third parties, and 
the association entrusted only with their management. 

Experience shows that, as a general rule, it is easier for an 
association to erect dwellings than to demolish them. In the latter 
case, the association will always be faced with a deficit. How is 
it to be covered ? Philanthropists may sometimes be found who 
will be \\illing to supply the necessary funds ; but, generally 
speaking, the commune will be obliged to come to the rescue. It 
will then - quite rightly - claim a share in the management of 
the association. It will be compelled, particularly when the work 
of demolition is extensive, to take into account interests other 
than those covered by housing in the strict sense of the term. 
Very often the commune will take a wider view, and will thus see 
the situation differently from an association, which is concerned 
solely to improve housing and has naturally less data at its disposal 
than the communal authorities. In this connection, therefore, 
it would seem advisable to give preference, at any rate in to\\ns, 
to communal action ; but there is no objection in principle to an 
association carrying on its activities. 1\luch will depend on local 
conditions. ·. 

However, the work of an association usually consists in building. 
We shall therefore deal below almost exclusively with building 
associations. 

Even before the housing law came into force, there were various 
associations of this kind. In ~terdam, in particular, buildings 
were put up on a really extens1ve scale by associations. 

Since then, th~ ~ousing law has given a new impulse to the 
work of the assoc~a.tJons, for two reasons. In the first place, the 
law led the authontJes to condemn and evacuate far more dwellings 
than in the past. 

It_ was very difficult, especially in the country, to declare 
dwe~gs un~t for habitation, because there were not enough 
dwellmgs_ a~ailable. In a good many cases this difficulty caused 
the associations to tum their attention to house-building. 

I~ t_he second place, the law promoted the activity of the 
ass:oc~atJons by supplying them with the necessary funds for 
buildu~g. at any rate when the commune was willing to assist 

It IS for the building associations to set an example. Thus it i~ 
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their duty to abandon the deplorable practice of building alcoves, 
and to build dwellings with separate bedrooms instead of box-beds, 
to endeavour to reduce the normal number of stories, etc. To set 
an example by introducing model management should also be 
regarded as pioneer work. 

As a rule, buildings erected by a~ociations will mean buildings 
of a better type. 

Recognised a~ociations must be " working exclusively for 
the improvement of housing". Consequently, they can have no 
other aim. They are not allowed, for instance, to run nursery 
schools for the children of families living in their dwellings, to form 
improvement clubs, etc. · 

In various respects, the· limits of this prohibition have still 
to be defined in practice. It is necessary, of course, that blocks of 
flats should also comprise shops, a general bicycle-shed, an office 
for the administration of the association, and a storage place for 
purposes of the upkeep of the buildings. 

Nor has the Government any objection if from half to two-thirds 
of a hectare of land is let together with a house in districts where 
economic conditions make such a plot a necessary adjunct for the 
tenant. This applies particularly to Friesland, where the land has 
already been prepared to some extent. 

As already pointed out, recognition may be given to various 
types of legal entity ; none is ruled out. Limited liability com
panies, foundations, associations formed under the law of 1855 
and co-operatives all share in the advantages offered by the 
housing law. The only condition imposed is that they must be 
" working exclusively for the improvement of housing ". 

It may be asked, then, in what circumstances is it better to 
choose an association, a limited liability company or a foundation? 

Recourse is rarely had to the system of co-operatives. In 
the circles concerned, however, preference is given to associations 
of which the occupiers of the dwellings are also members, provided, 
however, that they are able to take sufficient interest in the activi
ties of the group. The reasons advanced in the first place are 
those which are generally advanced in favour of co-operation ! 
the consumers themselves decide - within the limit of their 
means - how their requirements should be met. In addition, 
if such an association is composed of the persons concerned, there 
is the maximum possibility that it will be, and will continue 
to be, active, at any rate when, from the beginning, sufficiently 
large numbers are concerned and when it is open to new members. 
If this condition is fulfilled, the association runs no risk of becoming 
a small body of persons whose only object is to secure dwellings 
for themselves. In fact, it is too often found that, after a period 
of activity, associations cease to build as soon as ce~ain admi
nistrators leave or become absorbed in other occupations. The 
activity of an association depends to too great an extent on a 
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few individuals. A group consisting of th~ .perso.ns concerned 
will, however, be able to ensure active .admi~Istrat.wn. .If some 
administrators leave, others, equally achve, Will take their place. 
Particularly when the group remains open .to new mem~ers, to 
whose interest it is that building shall contmue, there ~Il~ be a 
constant incentive to activity. Thus the constant achv1ty of 
the association is ensured, and that is an undoub~ed advantage. 

Moreover, this system, being more de~ocrahc than other 
systems is more in line with present tendencies . 

.Man;gement may, however, be harder, because ~he administra
tion has less authority over members than over difficult tenants, 
whom it can evict if necessary. 

No doubt in some cases a meeting of the members has brought 
too much pressure to bear on the management, so that the latter 
has been unable to act with the necessary firmness. Member
tenants have shown some tendency to regard the managing board as 
their "man of business", who, because he is elected by them, must 
carry out the tenants' wishes in all respects. Accordingly, stronger 
persons are needed on the managing board than in other cases. 

In yet another respect associations of member-tenants are 
weaker than associations of interested persons. As will be pointed 
out later in another connection, experience shows more and more 
that it is not so easy as was at first thought to administer a building 
association as conscientiously as the commune and the State have 
a right to require. Those wholly disinterested persons who occupy 
the highest posts and are responsible for the general policy of 
the concern as a whole, but who have to do this work as a side
line in addition_ to their usual occupation, are precisely the ones 
from whom more has been required than had originally been 
previously anticipated. Even those who hold the most democratic 
ideas are obliged to recognise that, the humbler the class of the 
me~bers of the association, the more difficult it is to find persons 
havmg the necessary qualifications and authority. 

Provisionally, therefore, there will certainly still be a place 
for these associations of interested persons besides the member
tenant associations. 

Nevertheless, the association of member-tenants must often 
be regarded as the most suitable form. 

Yet it is not recommended that the form of association provided 
fo~ by the law on co-operative societies should be adopted for 
this purpose ; the object in view may be reached in a simpler 
manner. An association the members of which are at the same 
~ime the occ~p~nts of the d.wellings (and subsequently hold shares 
m th~ assoCiation) an~ which! from the economic point of view, 
~nshtutes a co-operahve society, may also be said to be set up 
tn the form of an association within the meaning of the law of 
~855. . In that ~ its ~tatutes may be less complicated and it 
IS possible to av01d the high legal expenditure inyolved in drawing 
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them up ; furthermore, certain administrative formalities which 
. are compulsory for a co-operative society may be omitted. 

Under the law of 1855, it is possible to adopt any kind of 
regulations. The association may consist of paying members, 
founder members, members admitted by ballot and co-opted 
members (who are not required to pay subscriptions). Shares 
may be issued carrying with them membership of the association, 
and a rule to this effect may be added to the above-mentioned 
regulations, or be independent of them. The right to vote may be 
fixed in any manner desired, making· it -conditional or not on the 
owning of shares. Those who have supplied the capital may 
have the right to a preponderant vote, but it is also possible to · 
limit their influence. Resignation from membership may be 
also freely regulated. As in the case of a co-or:erative society, 
the capital need not be limited to a fixed sum; but, on the other 
hand, there is nothing to prevent it being laid down, as in the case 
of a limited liability company, that the capital should be fixed 
and that a certain minimum part of it must be issued before the 
association can commence its activities. The capital may be consti
tuted by the issue of shares and debentures. In short, an asso
ciation set up under the law of 1855 may adopt pratically any 
conceivable regulations. 

The form of the limited liability company does not leave as 
much latitude. The amount of the share capital is fixed. It cannot 
be decreased by the withdrawal of a member. At the shareholders' 
meeting the right to vote is almost exclusively confined to share
holders. The number of votes will probably depend on the number 
of shares. Every shareholder, whatever be the manner in which 
he has acquired the shares, has the right to vote. 

Any of these conditions are compatible with an association 
under the law of 1855. They are not essential, however ; and it 
may be asked whether such regulations do not give rise to diffi
culties. Is it advisable to reserve the right to vote to shareholders 
in an association which nevertheless has not essentially a commer
cial purpose ? Is there not much to be said for making the right 
to vote independent of the number of shares ? Is it desirable 
that the shares. and therefore the right to vote, should be held 
by persons who perhaps take no interest whatever in the activities 
of the association, who live elsewhere and who are satisfied if 
they receive their 4 % dividend ? 

While retaining the advantages of the limited liability company, 
the form of association incorporated under the law of 1855 makes 
it possible to meet all these objections. . . . .. 

This does not mean that the form . of the limited liability 
company should never be chosen. Firstly, it has the adv~n~age 
of being a better~known legal form th~ that o~ the aSS<?Ctatlons 
and perhaps i~sptres more confidence m ~h~se crrcles which m~y _ 
proVIde the largest amount of capital. If 1t ts necessary to obtain 
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considerable funds, that may be an argument for choosi~g . the 
form of the limited liability company. Second!~, . the. lumted 
liability company requires less active personal parhc1pat10n from 
those concerned than the association ; and that means that the 
board of management is stronger. It would be ye~y unusual 
to appoint the board of management for an assoc1ahon . for an 
indefinite period; on the. o!her ~a~~· such a cours~ ~a1ses. no 
difficulties in the case of a hm1ted hab1hty company. If.1t IS des1~ed 
that the board of management should be ~ble. to act w1thou.t b~mg 
too dependent on the other bodies .conshtutmg the orgamsatwn, 
the limited liability company has 1ts advantages. 

Lastly, the form of a foundation will be chose~ when an 
existing association or institution, which has not as 1t.s purpose 
the building of houses, desires to do so under the ho.usmg law. 

Such an association or institution cannot be recogmsed, because 
it is not working " exclusively for housing improvement ". 
Nevertheless, there is nothing to prevent a " section " of the 
association being set up which will constitute a separate legal 
entity and \\ill be recognised, but will be managed by the board 
of the already existing association or institution. Indeed, innumer
able variations are possible. 

In this way the Nederlandsche \\'erkliedenverbond Patrimonium 
has set up a number of building associations and that " Het Nut " 
and other organisations have set up building associations in 
Groningen and Friesland. 

It will also be desirable to choose the form of the foundation 
when an existing building association, which for some reason or 
other does not desire to be, or cannot be, recognised (for instance, 
because it is not working exclusively in the interests of housing, 
because it maintains a nursery school. organises excursions for 
children, etc.), des1res to obtain an advance under the housing 
law. A foundation is then set up, which, however, remains a 
section 9f the existing association. . 

Lastly, the foundation has the advantage that it can be set 
up in a very short time. As soon as the statute5 have been passed, 
recognition c~n be applied for. This is pa~ticularly advantageous 
when a housmg shortage has to be remedied speedily. 

The foundation must have its own capital, a fact which is 
~ot necessarily an obstacle in the way of the institution setting 
1t up. Indeed, there is no regulation fixing a minimum for the 
foundation's capital. 

Each of the legal forms mentioned above requires different 
st.atutes. In so far as the tenor of the statutes does not depend 
d1rectly on the .legal f~~ chosen, they may be extremely similar. 
There a~e certam proviSions that all '!'lust contain. As has already 
been pon~ted ou~, the decree on housmg lays down certain require
me1_1ts With wh1ch the statutes must comply if the association 
des1res to be recognised. 
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The recognition of the associations, limited liability companies 
and foundations as working " exclusively for the improvement of 
housing " is effected on application from their board of manage
ment, either {fl} by Royal decree approving the statutes of the 
association, or (b) by a special decree when the application 
comes from a foundation or a limited liability company or from 
an association whose statutes have already been approved. 
· The above provisions apply, mutatis mutandis, in respect of 

the continuance of approval should the statutes or the act of 
foundation be amended or completed. _ 

The application for approval of a foundation must be accom
panied by an authentic copy, or manuscript or printed copy signed 
by all the members of the board of management, of the notarial 
act setting forth the .constitution and the purpose of the foundation . 

. An application from a limited liability company or from an 
association whose statutes have already been approved must be 
accompanied : · 

(a) By an authentic copy, or manuscript or printed copy 
of the act of foundation or of the statutes signed by all the 
members of. the board of management :· 

(b) By evidence that, in respect of the limited liability 
company in question, the declaration required from the 
Minister of Justice has been obtained or that the statutes 
have been approved, in both cases in accordance with the 
legal provisions in force ; 

(c) By evidence that the statutes or the act of foundation 
have been published in accordance with the legal requirements. 

The above proVisions apply, mutati~ mutandis, to all applica
tions in respect of the continuance of approval should the statutes 
or act of foundation have been amended or completed. 

Approval is refused : 
(a) When it is clear from the statutes or from the act 

deposited or if it is ascertained in any other manner that the 
association, limited liability company or foundation is not 
working " exclusively for the improvement of housing " ; 

(b) When the statutes or act deposited do not comply 
with the requirements of the housing decree ; 

(c) When the granting of approval is not held to be 
. in the interests of the improvement of housing. 

The above regulations also apply, mutatis mutandis, to all 
applications concerning the continuance of approval should the 
statutes or act of foundation have been amended or completed. 

The Royal decree refusing approval or continuance of approval 
gives the reasons therefor and is published in the N ederlandsche 
Staatscouranl. , 



Chapter XV. 

COSTS OF BUILDING AND MANAGEMENT. 

The difference in building costs between a smgle-family house 
and a multiple-family building is problematical. A dwelling in 
a block of flats and a comfortable single-family house can be put 
up in a given space, in satisfactory conditions, at the s~me cost. 
If they are built very simply, the balance even turns m favour 
of the private house. -

Various calculations as to costs and the results of tenders are 
to be found in technical documents, for the purpose of showing 
that an increase in the number of floors means a decrease in the 
cost per dwelling. The cost price of a dwelling consisting solely 
of a ground floor is then compared with that of a building covering 
the same area with two, three or more floors. It is pointed out 
that the price per cubic metre of the ground floor is the highest, 
and that the price of the first and second floors is considerably 
lower ; on the other hand, the price of the upper floors rises owing 
to the increased cost of mounting the materials. It is concluded 
that, apart from the price of the land, the cost per dwelling can 

-be reduced by erecting higher buildings. 
This conclusion is not correct. No doubt the cost of the first 

floor above the ground floor on the same area is lower, because 
the cost of the foundations, piping and roofing has only to be 
paid once. At the same time, this also applies to single-family 
houses. In fact, there are hardly any single-family houses in the 
Netherlands which consist only of a ground floor; even the simplest 
houses always have two floors, each of which is half the area of 
a dwelling of the same cubic measurements in a block of flats. 
As a matter of fact, there can hardly be any difference between 
a single-family house and a block of flats with two floors. Even 
when there are a greater number of floors, the difference is very 
questionable, since in a private house the height of the bedrooms on 
the first floor can be reduced and that floor can be built very simply. 

The question of a single-family or multiple-family house does 
not depend, therefore, on building costs ; but it is at all events 
possible to combine different types of practical dwellings for 
which this question does not arise. 

In 1934, a thorough investigation was made of the cost of 
building working-class dwellings, as compared with the cost in 1914. 
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. For this purpose the communes were divided into groups 
m accordance with the wage-categories in the collective regional 
contract of the building trades . 

. A number of directors of communal services in each group 
were asked to state their experience of the movement of building 
costs since 1925. Furthermore, the price per cubic metre of 
blocks of buildings constructed with the help of the housing Ia w. 
subsidies was fixed. 

On the basis of these data, Table XXVI below was dra\m up. 
This table shows for the period 1925-1934 the average cost price 
per cubic metre of working-class dwellings, as measured by the 
external walls above the ground floor. 

After the slump in building prices in 1921 and 1922, it seemed 
that the position would be relatively stabilised and that there 
would in future be only slight price fluctuations. 

At the end of 1929, prices went down, and fell considerably 
after the depreciation of the pound sterling in September 1931. 
The lowest point appeared to have been reached in November 1932. 
During 1933 there was a slight improvement, but since then prices 
have again fallen. 

The figures in Table XXVI should be interpreted very cautious
ly. They are yearly averages relating to buildings offered for 
tender. Consequently, the buildings were not always actually 
put up during the period for v.;,hich the price is given. 

Table XXVI.- CosT oF CoNSTRUCTION OF DwELLINGS PER CUBIC 1\!ETRE 
IN THE CoMMUNES OF THE "CLASSES IN THE COLLECTIVE AGREEMENT. 

Yf'ar I Maximum I II III IV v 

1925 

1926 

1929 

1930 

193r 

1932 . • 

1933 

1934 

Florins I Florins I Florins. I Florins I Florins I Florins 

9.oo 8.30 7·7.5 7-55 7.00 6.50 
(100 %) (100 %) (roo~~) 

1

(100 %) (100 %) (roo%) 
14.80 1 • 3.7o 12.70 12.46 r2.67 11.00 
(165 %) (165 ~)(164 %) (165 ~)(102 %)11(169 °~) 
15.15 •3-40 I 12.60 I 12.50 I 12.00 I 1.25 
(168 %) (r62 %) (163 %) (166 %) (172 °~) (173 ~~) 
•4-55 '3-95 I r3·45 I 12.44 I 10.87 I I0.1H 
(162 %) (167 %) (174 %) (164 %) (155 %) (156 %) 
14.00 13.03 113.00 11.72 111.20 I r0.45 
(156 %) (157 %) (16S %) (155 %) (160 %) 1(161 %) 
1.'1-70 13.03 1•2.75 11.97 I 11.12 10.60 
(152 %} (157 '~ 0) 

1

(165 ~~) (159 %) 

1

(159 %) 

1

(163 ~~} 
14.30 12.95 12.55 I 1.90 11.50 11.00 
(159 %) (156 ~~) (162 %) 1(158 %) 1(164 %) (•69 %) 
12.60 12.56 12.40 11.50 10.60 9.8o 
(qo %) (151 %) (160 %) (153 %) (151 %) (15r %) 
11.95 10.82 11.15 10.02 9.8o 8.85 
(•33 %) (143 %) (144 %) (133 %) (140 %) (136 ~~) 
10.95 9.90 9-55 9-37 9.00 7.85 
(122 %) (120 %) (123 %) (124 %) (129 %) (121 %) 
±lo.8o ±9.90 ±9-30 ±9.00 ±8.40 ±7-75 

Avcrag:t-

Florins 

7.65 
(100 %) 

(168\lz %) 

(159 %) 

(151 %) 

(•38 %) 

(123 °~) 
(120 ~~) 
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The costs of management of new dwellings differ in seyeral 
respects according to whe~er _the building was put ~1p by p~vate 
individuals or bv the assocmtlons and communes w1th the a1d of 
ad,·ances under "the housing law. 
. In the latter case, the advances may be repaid in fifty- _or, 
if desired, seventy-five- equal annual instalments. ~or the penod 
of the loan, therefore, the annual instalment remams the same. 

Consequently, it is, in the ordinary course, not necessary 
to raise the rent during this period, nor is it possible to reduce it, 
even if a reduction is necessary. Generally speaking, the rent 
remains the same for the period of fifty years (or seventy-five 
years, as the case may be). 

Private individuals, on the other hand, pay a fixed sum per 
annum (usually 2 %) for redemption. This means that their 
indebtedness gradually decreases, so that the sum due each year 
for interest becomes less. 

It follows that, at the beginning, private individuals are forced 
to ask a higher rent than associations and commtmes ; after a 
time, however, they are in a position to reduce it. 

The following statements give some idea of the effect of 
management bv associations. 

Statement i relates to an estate of about 400 dwellings in 
large blocks of flats erected in 1933-34 by an Amsterdam building 
association. 

State~ent II deals with an estate of about IOO single-family 
houses bmlt by an association in a small provincial tO\m in 1934-35· 

Statement III concerns very simple dwellings built in 1934 
for the very poor inhabitants of the peat districts. 

All the figures represent the costs of management of one 
dwelling." 

Statement I. 

.·umual instalment of building capital : 2,400 florins 
at 4.655%. 

Ground rent . . . . . . . . . . . . . 

Taxes: 
Land tax .... . 
Road dues ... . 
Fire insurance due 

Water consumption. 
Fire insurance . . . 
t:pkeep . . . . . . • 
~lanagement . . . . . . . . . . . . . . 
Loss of two weeks' rent while unoccupied 

Total costs of management:" 
Per annum . . . . . . . 
Per week . • • . • . • . 

. 

Florins 

16.-
12.-
2.-

FIOI'ins 

111.72 
65.-

% 

j8.8 
22.6 

jO.- 10.4 

22.- 7·7 
1.- 0.3 

37-- 12.8 
10.- 3 s 
ll.o6 3·9 
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Statemenl II. 

Annual instalment of building capital : 2,040 florins 
at 4·655 % . . . . . . . . . . . ' . . . . . . 

Annual instalment on account of purchase price of 
land : 480 florins at 4.223 %. 

Taxes: 
Land tax •• 
Road dues , 

Fire insurance . 
Upkeep ...• 
Management . < • • • • • • • • • • • • 
Loss of two weeks' rent while unoccupied 

Total costs of management : 
Per annum •..•.•. 
Per week • • • • • • . • 

Statement II I. 

Florins 

13.-

·-~ 

Annual instalment of building capital : 1,26o florins 
at 4·655 % . . . . . . . . . . . . . . . . . . 

Annual instalment on account of purchase price of 
land : 300 florins at 4.223 %. 

Land tax • . . • . . • . . . 
:Fire insurance . • •· · • • • • . ·. . . • . . . 
Upkeep . • . . , .. •. . . . . • • . . • . 
Management . . . . . . • . • . • . • . . 
Loss of two weeks' rent while unoccupied 

Total costs of management : 
Per annum . . .. . .. 
Per week '· • • • • . • • -

Florins % 

53.1 

20.07 11.2 

19-50 10.9 
o.85 o.s 

29.- r6.2 
7·5° 4·2 
7·- 3·9 

178.88 roo 
3·44 

Florins % 

58.66 sz.o 

12.67 11.3 
8.10 7·2 
0.75 . 0.7 

2J.- 20.4 
5·- 4·5 
4·35 3·9 

112.53 100 
2.17 



Chapter XVI. 

FINANCING OF THE BUILDING OF DWELLINGS. 

It is left to private initiative, ~-i~hout the in~ervention. of the 
authorities, to provide for the building of dwellmgs reqmred by 
persons of adequate means. . . 

Most buildings are put up m this way. . . 
The follo\\mg table shows the n~~ber of dwellings wh1ch have 

been put up since 1921 on new building land : 

Perc('n taKr 
X UIUbtor bml t of dwrllmgs 

Ye.li' Kumber of dwdlings by private butlt on new building land in<hvi1luals by pn' att· 
inti i v1 tl uals 

. 
1921 0 0 40.364 14.743 36·5 
1922 0 45.496 24.936 57·0 
1923 0 43,132 27.999 65.0 
1924 0 0 46.712 34.295 73·5 
1925 0 0 0 47.190 34.552 73·0 
1926 0 48,833 41,068 84.0 
1927 0 50,246 42,617 84·5 
1928 0 0 0 0 47.335 40,558 86.0 
1929 0 0 47.347 39.820 84·5 
1930 0 51,501 44,024 85.5 
1931 0 50,581 41,226 8I.5 
1932 0 42,014 36,129 86.0 
1933 0 44.425 42.703 96.o 
1934 52,6o0 47.684 9r.o 

From 1926, the year in which private individuals began to 
build Without financial assistance from the public authorities, 
the proportion of dwellings put up by private persons has been 
86.5 % of the total number. 

The mortgage banks supplied the necessary capital in the 
first place. These banks are financial establishments which obtain 
capital by the issue of bonds negotiable on the Stock Exchange, 
known as mortgage bonds. At the present time, they bear interest 
at an average rate of 4 °/

0
. 
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The banks employ the funds thus obtained to grant first 
mortgages to building contractors at a rate of interest at which 
the difference between this interest and the interest on the mort
gage bonds covers the working expenses of the bank, plus a profit. 

The difference in question usually amounts to about 5(. o/o· 
At the present time, first mortgages are granted up to about 
6o % of the estimated market value of the bonds. The rate of 
interest varies from 4~~% to 4% %-

Other bodies issue first mortgages in addition to the mortgage 
banks, usually on the same conditions as these banks. Mention 
may be made of life insurance companies, savings banks, pension 
funds, etc. 

Part of the additional building capital is supplied by the con
tractor himself in cash or labour ; the remainder must be secured 
by the contractor through a second mortgage. 

The latter is obtained from special banking establishments, 
usually on more onerous conditions - that is to say, at a higher 
rate of interest and against greater cover. These conditions are, 
however, justified by the risk attaching to second mortgages. 

As early as 1g24, the Government began to ·grant second 
mortgages for the erection of working-class dwellings. They 
might amount to a maximum of 20 % of the building costs and 
not more than 6oo florins per dwelling. The amount of first and 
second mortgages together might not be more than 85 % of the 
building estimate. 

The risk of loss was borne half by the State and half by the 
commune concerned. 

These regulations were cancelled in 1g34 and replaced by new 
regulations, the chief object of which was to ensure the erection 
of the necessary dwellings at low rentals. 

The old regulations related to the building of working-class 
dwellings in the widest sense. In view of the large number of 
empty houses, even at low rents, it is no longer necessary for 
the State to grant mortgages for the building of large groups 
of working-class dwellings. The new regulations on second mort
gages consequently deal only with working-class dwellings at the 
lowest rentals. 

In order to ensure that the necessary number of working-class · 
dwellings at a suitable rent are built, the regulations provide 
that second mortgages may be granted up to 30 % of the value 
of the completed building (incl_uding the value of the land if i~
cluded in the property). It IS understood, however, that this 
second mortgage, together with the first mortgage obtained 
elsewhere, may not exceed go% of the above value. In addition, 
the amount is restricted to 700 florins per dwelling on leasehold 
land, and goo florins if the land is freehold. . . . 

The rate of interest on second mortgages of th1s kmd, wluch 
are granted for a maximum period of ten years, is 4 o/0 • 
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If the first mortgage is redeemed at 2 % per annum, the second 
mortgage need not be amortised. 

If the building costs of dwellings of this kind on leasehold 
land are estimated at 2,250 florins, the sums payable per annum 
in respect of interest and redemption will be as follows : 

First "'orlgage, 6o % : 
Interest: 1,350 florins at 4% % . 
Redemption : 2 % . . . . . 

Second mortgage, 30 % : 
Interest : 675 florins at 4 %. . . . . . . 27.-

Owtt funds, 10 % : 
Interest : 225 florins at 5 %. 

Total 

11.25 

129-375 

This represents exactly 534% of the total costs of building 
estimated at 2,250 florins. 

Advances under the housing law may be obtained for the 
erection of simple working-class dwellings by building associations. 

These advances may cover the whole cost of building ; the 
rate of interest is at present 4 °/0 • 

Advances for the purchase of iand must be redeemed in seventy
five equal annual instalments, and advances for the cost of building 
the dwelling in fifty equal annual instalments. These annual 
instalm.ents amount, at 4 % interest, to 4.223 % and 4.655 % 
respectively. · 

The following table shows the number of dwellings for which 
advances have been granted since rg2r under the housing law : 

v~ar 
Amcunt I 

Dwellings built by To I'll 
ad van red :\_ co<;()C ia t ions Communes dwc·llings 

Florins I .... 
1921 199.481,170 19,213 3.595 22,8o8 
1922 . 44.034-733 i 4-735 1,832 6,567 
1923 24,857.631 3.698 2,828 6,526 
1924 . . . 10,26<},719 1,553 1,110 2,663 
1925 8,945.845 ' . . I,OJ2 1,173 2,205 
1926 . . 5,824,904 - - 1,200 
1927 . 12.543.995 - - 2,341 
1928 . . 14,854.038 1,979 1,219 J,lg8 
1929 17,126,100 - - 4·639 
1930 . . . 18,130,086 2,552 1,362 J,914 
1931 . 8,5M6,951 1,963 909 2,872 
1932 . 3-352,618 767 320 1,087 
1933 . . 9,616,507 - - -1934 . . . . 4-746,781 1,417 94 1,511 
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Whether there is a second mortgage on the building or it is 
put up by means of advances under the housing law, the cubic 
content of dwellings as fixed by the outside walls above ground
floor level must not exceed : · 

250 cubic metres for single-family houses ; 
225 cubic metres for buildings consisting of a ground floor 

and one story (buildings with two floors) ; 
- 200 cubic metres per story for buildings with more than 

two floors. 

This last figure does not include 20 cubic metres per flat 
allowed for storage space. 

Owing to the large number of cheap dwellings required, those 
put up with the assistance of advances under the housing law 
(for which, therefore, no contribution or supplement is charged 
in the rent) are let primarily to families whose income is not more 
than four or five times the rent fixed. 

Although this proportion cannot be regarded as general in 
the Netherlands, the associations - which play their part in 
social work inasmuch as they provide the necessary dwellings 
for the less well-to-do classes - make use of it in allocating dwel
lings. They allocate dwellings to families with a higher income 
only after all applications from persons belonging to the first 
category have been dealt with. 

In addition to advances from the State, contributions may be 
made to cover any deficit in management, but usually only for 
dwellings put up to replace slums. 

The deficit on the management of these dwellings must not 
exceed so florins per annum. Half this deficit is borne by the 
State and the other half by the commune concerned. 

These regulations apply to leased dwellings. They are usually 
built. by the commune, which charges a reduced rent to tt>nants 
formerly living in the slums. 

To qualify for a contribution, a number of dwellings equal 
to the number for which the subsidy is claimed must be declared 
unfit for habitation or evacuated. In special cases, financial 
assistance may also be obtained for the evacuation of temporary 
shelters, caravans, boats used for dwellings, huts, etc. 

The following table shows the number of dwellings fo~ which 
financial assistance has been granted under tht>se regulations : 



1925 
1926 
1927 
1928 
1929 
1930 
1931 
1932 
1933 
1934 

AMOUNT GRANTE 

Year 

- g6-

0 FOR E\'ACUATION ·OF SLUMS. 

Num).)(-r of dwdlings 

43 1 
1,026 
1,]95 
1,102 
1,069 
1,]71 
1,]14 

424 

Annual contributions 
by thE> Tl"f'asury 

Florins 

15.643·-
25.464.-
53·436.-
29.544·-
29,84I.-
54·8II.-
46.92].-
6,192.-

16,024.-
7·690·43 

In many communes, particularly in the country, but also 
elsewhere, it is not customary to let dwellings. l\lost of the in.habi
tants live in their own dwellings. Even slums and properties in 
complete disrepair often belong to the occupier. 

It has therefore been found necessary to lay down rules to 
enable slums to be replaced by new dwellings also belonging to 
the occupier. In such cases, an inclusive subsidy is preferable 
to an annual subsidy. 

The regulations empower the Treasury to grant an inclusive 
subsidy for the evacuation of slums in rural communes and in 
rural areas of other communes up to a maximum of 300 florins 
per dwelling. The commune is required to contribute the same 
amount. 

In addition _to these sub3idies, an advance may be granted 
to make up the necessary capital after deduction of the subsidy. 
Advances of this kind are repayable in thirty equal annual 
instalments. 

The following table shows the number of dwellings f~r which 
financial assistance has been granted under these regulations : 

1928 
1929 
1930 
1931 
1932 
1933 
1934 

AMOI.:ST GRASTED FOR EVACUATION OF SLUMS. 

Year I Inclusive ~ub<.i•lies paid 
Sumbcr of dwellings by the Tr~·a ... ury 

44 
25 
17 
22 
35 

Florin!. 

13,150.-
7,500.-
4.250.-
6,585.

II,325.-
6,542.50 
2,275·-



Chapter XVII. 

FIXING OF RENTS. 

A fundamentally important question is how the rent for houses 
built with the aid of advances under the housing law system 
should be fixed. · 

From the outset, views were divided on this point. 
· Some recommended that :rents should be fixed as low as possible 

in order to improve housing conditions. Others argued that this 
would mean the granting of a privilege to present tenants, and 
could not have any good effect on the estate market. Those who 
held the latter view believed that the dwelling;; should be let 
at normal rents fixed by agreement. The associations might 
perhaps make some profits in this case, but that would be an 
advantage, because their financial situation would thereby be 
strengthened and they could thus improve dwellings out of 
their own funds. The Government decided in favour of the second 
coux:se, and required the building associations applying for recogni
tion to insert a" rent clause" in their statutes. Under this clause 
the associations undertook to fix the rent in .each case by agreement 
with the interested party. 

This clause is worded as follows : · 
" The management of the association shall let dwellings 

at a rental similar to that paid for like dwellings in the same 
part of the commune, except in the case of tenants who, as 
a result of steps taken to improve housing conditions, have 
been deprived of their habitation and are not in a position to 
pay the whole rental of a suitable dwelling. " 

Many associations do not comply with this clause. Some 
manage estates built cheaply before the war, and simply fix rents 
in such a way that the m~agement accounts .me~ely balance, 
even though it would be possible for them to obtam h1gher rentals. 
Certain associations are convinced that this policy is not in keeping 
with their mission, seeing that, in the opinion of the framers of 
the law associations need considerable reserves in order to carry 
out thelr task. When the managing body of an association, either 
through fear of its members or for some other reason, follows a 

' 



-98-

policv that serves the self-interest of the members and consequenpy 
leadS: to the fixing of rents at too lo~ _a level, _the only re~edy m 
the last resort is to withdraw recogmhon. Th1s. step has, mdeed, 
been taken in several instances. · . 

The sound policy followed by the Government. m respect of 
rents immediately after 1901 was abandoned when, d~nng the 
last years of the war, buildin!! costs rose to such a he1ght that 
private individuals ceased to bu_tld, and ~he only way to co~nteract 
the housing shortage was to butld d"":ell_mgs under_ the housmg law. 
<ming to the very high level of budding costs •. 1t was no longer 

· possible to ·make· management accounts balance, nor was there · 
. any longer a basis of. com paris?~ for the fixing of rent~s:- During 
this period, the pubhc authonhes granted huge subs1dies every 
year. In order that these contributions should not exceed the 
level warranted by the tenants' income, individual rules were laid 
down. The maximum amount of the subsidy was fixed at a 
given percentage of the management costs, it being understood 
that the surplus must in every case be -covered by the rents. 
When the tenants' income allowed them to pay a higher rental, 
they were to do so. • 

An exception was allow~ in the case · of the occupants of 
·evacuated slums who were- not in a positiort to pay a normal 
rental. 

The system of fixing rents individually was very unsatisfactory 
and caused numerous difficulties. Nevertheless, as a whole it 
spared the Treasury useless sacrifices. . 

Since I<)2J, owing, in particular, to the revival of private· 
building, the authorities have· reverted to the policy formerly 
followed in the matter of rents. This revival of private building 
has made it possible to .re-establish an estate market and determine 
rent-values. Complete freedom was ortly restored by the Royal 
Decree of January 18th, 1927, which abrogated fhe " rent law ·~ 
(Rent Commission Law, Law on Termination of Rent, Law on 
Notification· of Rent) and allowed owners to fix their own rents. 

_Dwellings built with subsidies under the housing law system 
which, at the outset, were also subject to regulation by rent commis
sions, _h~d already bee~ withdrawn from the jurisdiction of these 
comnuss1ons by a preVIous amendment of the law. Some commis
sions bad shown a tendency to maintain rents at a very low level, 

. t~e_ ~esult ~ing that an ?rganisati?~ having .no ~ancial respon- . 
s1bility obliged the pubhc authonhes to grant h1gher subsidies 
than were necessary. · · · 

'J.!l~ syste~ of fixing rents individually and granting maximum 
subs1d1es dunng the years when prices were mounting left, even 
after payment of the maximum subsidies, deficits which had 
to be met b~ the communes. This charge became heavier still 
~he~ the slo~g-down of economic activities led to a fall in rentals, 
partteularly m the country. In these circumstances, it .was very 
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difficult to pursue a sound rent policy;· Following on these ·circum
stances and other founded or unfounded complaints by building 
associations, a commission was set up to consider means of avoiding 
these difficulties and complaints. 

No action was taken to comply with this commission's report, 
which includes · majority and minority findings, because the 
Treasury could not have supported the expense which the accep
tance. of the recommendations would have involved ; this is at 
.all events the case as regards the principal m·easures recommended. 
As, for the last few years, the country has been passing through 
an economic depression and the reduction of wages has to a great 
extent become inevitable, the Government has decided to encourage 
as far· as possible the policy of reducing the rent of ·dwellings· 

. built under the housing law and the building of houses that can. 
-and, indeed,· will -be let at low rentals. In this respect the 
commission's report has been acted upon, by lowering to 4 % the 

_ interest on advances made under the housing law, which previously 
bore interest at 6 % on several tens of millions and 5% on an even 
greater sum. The lowering of interest was intended primarily 
to permit a reduction of rents wherever necessary. 



Chapter XVIII. 

' 
THE WAGE FACTOR IN THE COST OF A DWELLING. 

Full pUticulars of the wage factor can be given for a building 
put up by the Zomers Buiten Association of Amsterdam. This 
scheme, which comprises 404 dwellings, was completed between 
January 16th, 1933, and April 21st, 1934-that is to say, in 46odays. 

From this figure should be deducted : 

64 Sundays 
10 holidays 
71 days' strike 
34 days on which work was prevented by weather 

Total 179 days. 

There remained 460- 179 = 281 working days, consisting of : 

217 full eight-hour days, or 1,736 hours of work ; 
64 Saturdays of five hours, . 

or . . . • . . . . . . 320 hours of work. 

The whole building was 
therefore put up in . . 2,056 hours. 

The following table shows the total number of hours worked 
by the various classes of workers : 

Carpenters. 
Masons •• 
Pointers .. 
Plumbers • 
Electricians 

Hours worked 

123.746 
64.928 

9,264 
10,772 

Painters •. 
Plasterers • . . • . 
Bricklayers' labourers 

8,235 
s1.so6 
56.443 
46·443 

Houm worked 

Cement workers. • 
Excavators and pile

drivers • . • . • 
Auxiliary labourers , 
Artificial-granite 

workers .• 
Paper-hangers 
Apprentices • 

19,141 

19,227 
16,679 

6,744 
3.590 

~U,J42 
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The number of hours of work per dwelling IS therefore as 
follows : 

Excavators and pile-
drivers . . . . . 

Auxiliary labourers . 
Masons ..... . 
Bricklayers' labourers 
Pointers .... 
Cement workers 
Carpenters . • . 
Plasterers . . . 

Carried foru.'ard 

Hours 

48 
41 

161 
1I6 

23 
47 

J06 
140 

882 

Brought forward 
Artificial-granite 

workers . . 
Painters . . . 
Paper-hangers 
Plumbers 
Electricians 
Apprentices 

Total . , 

Hout'i 

882 

17 
qz 

9 
27 
20 
55 

. I,I5l 

For a week's work, the legal maximum being forty-eight hours, 
the wages per hour fixed by collective contracts are as follows : 

October ISt, October 1st, Since 
1932, to 19_u. to March 1st, 

Octobtor 1st, March xst, 
1935 

1933 19>5 

Cents (('nts Ct'nts 

Excavators . - 69 65 62 
Jllasons . 74 70 67 
Bricklayers' labourers . 69 65 6l 
Pointers 74 70 67 
Cement workers 74 70 67 
Carpenters 74 70 67 
Plasterers •• 0 •• 85 8o 8o 
Plasterers' labourers So 75 75 
Artificial-granite workers 73 70 70 
Painters . 0<} 05 65 
Plumbers 74 7' 7' 
Stone-cutters . 76 72 7' 

The following wages were paid on a sinJilar building estate 
developed at Amsterdam in 1934 : 

Avt>rag~ Maximum 
wagt·s wagt·s paid 

Florins Florins 

Excavators . 31.37 35--
l\Iasons 42-50 42-50 
Brie kla yers' labourers 42-50 42-50 
Pointers . 47-5° 47-50 
Cement workers . . 34-95 40.-
Carpenters . 41.25 50-70 
Plasterers . . . . 45-80 51.-
Plasterers· labourers 47-- 47--
Artificial-granite workers 31.75 40.-
Painters 37-20 40.-
Plumbers 36.- 36.-
Electricians 26.35 32.64 
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There is no n~ to· dweu at length on the ~ffect o( the wage 
factor on the cost of building a· dwelling. ' · 

It is, of course, possible at a given moment. to analyse .the 
various items the total of which represents the prtce of a dw~llmg. 
In this way an idea may be obtained of the effect of wages m the 
various trades on the total building costs. . ' · 

These data, however, apply only to a given dwelling at a given 
moment. In view of tlie present social instability, prices constantly 
fluctuate. The cost of certain materials rises, while the cost of 
others falls. Wages are still tending to fall. · · · .' 
- There is, therefore, very little to be gained by stating a .fixed · 

sum for wages per dwelling, since the amount is constantly. varying .. · 
We would simply point out that the effect of wages on building 

costs as a whole has decreased considerably in recent years,,owing 
to the spread of rationalisation. · . · 

Although wages have fallen . relatively · little during recent 
years as compared with the cost of materials - only about 15 %. 
whereas materials have fallen to pre-war prices or even lower -
the proportion between wages and materials is still almost the 
same as before 1914. The explanation is that the number of 
hours worked per dwelling is gradually falling. 

The following extract from a report by the Amsterdam Health 
Commission gives some information on this subject : 

. " The work of those engaged in the building trade is being 
increasingly confined to assembling parts already manufactured 
elsewhere. . · 

" Thus, most of the joinery work is done in factories with 
very modem equipment, often situated in places where wages 
are far lower than in Amsterdam. A number of professional 
corporations submitted interesting data on this subject to 
the Supreme Labour Council·in March 1933. We will mention 
only a few of these figures. 

" While in 1910 a carpenter still put in 873 hours on a 
working-class ·dwelling, the corresponding figure in 1931 is 
only 341% · hours. 
. " There is also an appreciable falling-off in the other 
trades, the reasons being, among others, increasing speciali- . 
sation, changes in the use to which materials are put and the 
~o~g mechanisation of the building trade,· in which there 
IS still room for considerable changes in this respect as compared 
with other branches of industry. ' · . 
· " <?n the b~ !>f the figures given us, it may also be said 
t~t. if the building costs of a working-class dwelling are 
estunated a~ about 2,500 florins, this includes only from Soo 
to goo flonns for wages paid in the building-yard itself." · 


