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WOEKING MEN IN LONDON, 

f 

BEPORT OF A COMMITTEE OF WOEKING MEX, 

APPOINTED BY 

A PUBLIC MEETING, HELD AT LAMBETH BATHS, NOVEMBER, 28, 186S, 
ON THE SUPPLY OP BETTER AND CHEAPER DWELLINGS FOR " 

THE INDUSTRIOUS CLASSES, ADOPTED BY A SECOND PUBLIC »^ 
MEETING, HELD AT THE SAME PLACE, FEBRUARY Oth, 18GG 

\ 

LONDON 

GEORGE A. HUTCHISON, 
(OJhcc of the SOCIAL SCIENCE REVIEW,) 

10, WHITEFKIAKS STREET, EC 
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DWELLINGS 
FOR THE WORKING CLASSES.—At a 

Meeting of Noblemen and Gentlemen, held in the Discussion 
Room of the Metropolitan Club (which has been especially established 
to provide opportunities for such philanthropic gatherings), held 
on Wednesday Evening, there was a full attendance to consider 
the above interesting question. The Marquis Townshend was voted 
to the Chair. Loed Ebury, the Eight Hon. W. P. Cowper, M.P., 
Arthur Otway, Esq., M.P., the Rev. J. B. Owen, M.A., of Chelsea; 
Rev. S. Hansard, M.A., Rector of Bethnal Green; Rev. Harry 
Jones, M.A., Soho; and Messrs. Hodgson Pratt, (late Chief Commis¬ 
sioner of Education, Bengal), Beggs, Storr, A. Pocock, and other 
gentlemen were present. Letters from the Bishop op London, Lord 
Stanley, and others, sympathising with the object of the meeting, and 
expressing regret at being unable to attend, were road. Mr. W. H. 
Robinson explained the plans of a Company, uniting the efforts of the 
Moneyed and the "Working Classes, in the following manner:—The 
capital to be .£100,000, with power to increase, divided into shares of 
.£10 each; the shares to bo of two classes—the first payable by calls 
during two years, so as to be taken up by capitalists or others; the second 
to be paid by weekly instalments to suit the working men; the manage¬ 
ment to be in the hands of trustees and directors, to be elected by the 
shareholders; the houses to be erected chiefly for dwellings in flats, upon 
improved designs—small houses also to be erected in the suburbs; the 
buildings to be mortgaged or sold when built, and the proceeds applied 
in the erection of additional buildings; working men to have the oppor¬ 
tunity, by relinquishing shares or otherwise, to purchase their own 
tenements; the whole operation to be based on purely commercial prin¬ 
ciples. He stated that this plan had been approved by a large public 
meeting at Lambeth, in November, and that a committee of working men 
had since been occupied in arranging the details, who would make their 
report to a second public meeting, at Lambeth Baths, on Friday next. 
What was wanted now was the co-operation of gentlemen of wealth and 
position to supplement the endeavours of the working men. The Rev. 
J. B. Owen, M.A., read a paper prepared by Mr. Thomas Twining, of 
Twickenham, describing a plan for the formation of a mortgage fund, to 
assist in the erection of various kinds of buildings for the benefit of the 
people. In the discussion which followed, the Hon. W. F. Cowper, M.P. 
Mr. Otway, M.P., the Rev. S. Hansard, the Rev. J. B. Owen, the Rev. 
Harry Jones, Messrs. H. Pp.att, Beggs, Hail, and Pocock took part, 
and expressed a lively interest in the object aimed at. Resolutions were 
passed unanimously, supporting the scheme submitted by Mr. Robinson, 
and adjourning the meeting for the purpose of more fully considering 
Mr. Twining's plan for the establishment of a mortgage fund.—Homing 
Post, Friday, Feb. 9, 1866. 
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IMPROVED HOMES 

FOR 

WORKING MEN. 

REPORT OF COMMITTEE 

Of Enquiry and Aid, presented to the Second Public Meetiwj, 
at Lambeth Laths, Friday, Feb. 9th, 1866. 

The Committee appointed at a Public Meeting, 
held at the Lambeth Baths, on the 28th Nov., 1865, 
for the purpose of aiding in the formation of a Com¬ 
pany to Improve Working Men's Homes, beg leave 
to report as follows :—• 

At the Public Meeting above referred to, the 
principle of a limited Company, supported by 
periodical small payments of Working Men, and 
shares taken up and paid more rapidly by the wealthier 
classes of society, was adopted and approved. 

The Committee have therefore directed their 
attention to the following enquiries :— 

1st. What kind of house accommodation is most 
required 

2nd. Will the building of houses to be let out in 
tenements for the occupation of Working 
Men prove sufficiently remunerative for 
them to recommend it to their fellow Work¬ 

ing Men, as a means of investing their 

savings 



3rd. In the event of a Company being formed, is 

it probable that sufficient land can be 

obtained in and near London 

4th. Under what conditions and what management 
the Company should be formed 

I. With respect to the hind of house accommodation 

required;—the Committee consider that houses are 

most wanted in situations as near as possible to the 

heart of the town, so as to suit those who are 

required, by the necessities of their daily life, to 

reside near their work. Some Working Men may 
find it convenient to live in the suburbs, but the 

majority would not be able to do so. In this matter, 
other things should be considered besides the mere 

question of rent. A Working Man, who is employed 
in a factory, a warehouse, or any other fixed spot, 
will always find the cost of living greatly increased 
if he has to provide meals for himself away from his 

home and family. But, in the centre of the City, 
land for building is very difficult to be obtained, and 

in the near suburbs it will always be expensive. For 

this reason it would not pay to build small one or 

two storied houses, which would be the most de¬ 

sirable kind of residences for Working Men, if they 
were attainable. Small houses must therefore be 
built far out in the suburbs, and, to make them re¬ 

munerative, the houses most required must be of a 

loftier elevation, and be adapted for occupation in 

tenements. In a properly constructed tenemented 
house the tenant can be as nearly independent as if 

he lived in a cottage; and the Committee are glad to 

find that the prejudice which once existed among 

Working Men against such buildings is now dying 
out. 



Plans and Models (the latter prepared through the 
kindness of Thomas Twining, Esq., V.P.S.A., founder 
of the Twickenham Economic Museum), have been 
submitted to the Committee by the originators of the 
movement, which appear to combine all that is 

necessary for the independence, comfort, and health 
of each family. The Committee have made a few 
suggestions to the Architect, Mr. Samuel Sharp, 
which he has adopted, and which they trust will 
render the dwellings, when built, quite acceptable to 
their fellow Working Men. The plans comprise 
designs for buildings, which can be let in sets of two, 
three, four, or five rooms, so as to provide for the 
accommodation of respectable persons of all grades, 
who now usually live in lodgings. 

While giving their general approval to these plans, 
the Committee would observe that their adoption, in 
the first instance, by the proposed Company, will not 
prevent the Company from afterwards admitting any 
improvements which the advance of knowledge and 
the increasing attention likely to be paid to the 
erection of such structures may demand. They 
suggest to their fellow Working Men that they may 
profitably turn their attention to the invention of 

improvements in buildings of this nature.* 

II. The next question considered by the Committee 
was—whether the buildings would pay. This point 
is of vital importance. The work has hitherto been 
undertaken chiefly by philanthropists, with no view 
of profit for themselves; and the Committee would 
desire, as Working Men, gratefully to acknowledge 
the efforts that have been made by various Societies 
and individuals in this matter. So many have exerted 

* A valuable collection of Models, Working Drawings, &c, of the various 
improvements in Dwellings, may be freely inspected and studied at the 
Economic Museum of Thos. Twining, Esq., Twickenham, 
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themselves nobly, that it is almost invidious to 
mention particular names; but on this,—the first 

occasion, it is believed, on which Working Men, as 

such, have spoken publicly on the subject, it would 
not be right to omit recognising with thankfulness 
the valuable exertions of the Society for Improving 
the Condition of the Labouring Classes, with the 

Right Honourable the Earl of Shaftesbury, its pre¬ 
sident, whose whole life has been one continued 
effort for the benefit of his poorer countrymen. The 

Metropolitan Association for Improving the Dwellings 
of the Industrious Classes, has also by the erection 
of blocks of buildings, in various parts of London, 
shown that it is possible to erect good houses to let 
in apartments, and make them pay a certain per 
centage. Miss Burdett Coutts has erected some 
noble buildings in the East of London and elsewhere, 
and shown great interest in the subject, which calls 
for grateful acknowledgment. But last, not least, 
the thanks of Working Men are due to the honoured 
American friend of the poor of London, Mr. George 
Peabody. Not so much for the amount, princely as 
it is, which he has given to the poor of this metro¬ 

polis, as for the graceful and generous manner of the 

gift, his name deserves to live, as it undoubtedly 
will, in the hearts of the children's children of the 

hardworking men of London for generations yet to 
come. 

While acknowledging all this, the Committee con¬ 
sider that the very nobleness of the efforts made 

by philanthropists prove that philanthropy is unequal 
to the whole work, and that house accommodation 
must be supplied on commercial principles. A careful 

analysis of the accounts of the various philanthropic 
societies shows that on the class of buildings occupied 
by families an average of nearly 5 per cent, is always 



realised.* These tenements it should be remembered, 
have, however, been let at something below the usual 
rent for similar accommodation in London, and it is 

fairly inferred that if raised to the ordinary rents, 
the per centage would be quite equal if not greater 
than that obtained upon any other class of house 

property in London. This fact, Avith that of the 
various Societies having paid but a small dividend 

upon their whole operations, which include many 
other objects than that of building family residences, 
have created an impression in the public mind that 
if the poor man is to be housed at all comfortably, it 
must be by the hands of charitable friends. The 
Committee do not believe that the facts warrant any 
such inference. No reason has ever yet been alleged 
why the occupation of apartments for which higher 
rents proportionally are paid than for an entire house 
should not be equally remunerative to the landlord. 
In confirmation of these views the Committee refer 
to the success of the Company established by Mr. 
Alderman Waterlow, and presided over by Lord 

Stanley, which has already paid very fairly.** 

Calculations respecting the cost and rental of the 

buildings designed for the proposed Company have 
been submitted to this Committee, and are given 
in the Appendix to this Report. As far as the 
Committee can judge, they seem very fairly to show 
that while the proposed buildings will contain no 
less comfort than others, they are likely to prove 
much cheaper in cost of erection. 

* See Report of a Committee of the Society of Arts on Dwellings 
Improvement, 1864. 

** The houses of that Company produce an Average Return of 8 per 
cent. See The Homes of Hie Werlmg Classes, (pi'gc 186) by James Hole, 
Longmans, 1866, 
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III. The next point to be anxiously considered 
was—whether sufficient land is likely to be obtained in 
suitable localities. 

The Committee are of opinion that while small 

quantities of land may from time to time be obtained, 
enough for the Company's first operations, yet with¬ 
out some legislative measures the want of large 
quantities of land will oblige any Company for erect¬ 

ing Improved Dwellings to conduct its operations on 
a scale of much less magnitude than the necessities 
of London demand. 

Bearing this fact in mind, the Committee recom¬ 
mend that the proposed Company shall be formed 
with a capital of only £100,000, which is a small 
sum compared with the enormous wants of London 
at the present time, and that power be given to the 
Directors to increase the capital during the first year 
if they should find more land procurable for building 
upon. 

At the present moment several sites are known to 
be available in South London, in Westminster, and in 
Camden-town. The Committee have not been em¬ 
powered to enter into any negociations with respect 
to them, but they believe they are to be obtained 
immediately upon the Company being definitely 
formed. Were sufficient land attainable, the Com¬ 
pany might be formed with a very much larger 
capital; and the Committee believe that money to 
any reasonable amount could be readily raised to 
promote the objects desired. They are sure that the 
Working Men will perform their share of the task. 

The attention of the Committee has been directed 
to a proposal recently made by Mr. Beggs, a trustee 
of the National Freehold Land Society, that Parlia- 
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ment should compel the owners of buildings now 
used for certain noxious and unwholesome trades to 
remove to spots where they would not be injurious 
to health, and to sell the sites to persons or Com¬ 
panies who will erect Improved Homes for Working 
Men thereon. 

Another proposal has also beeji made, to the effect 
that owners of houses which are dilapidated and 
unfit for human habitation, should either pull them 
down themselves, and erect better buildings in their 
places, or should be compelled to sell them at a fair 
price to others who will undertake the work. 

Both these proposals merit every support, and the 
Committee recommend that Working Men should 
petition Parliament in their favour. 

With respect to the Railway Companies, great 
objections have been made to constitute these large 
Corporations the owners of a vast amount of house 
property by compelling them to build improved 
dwellings; yet the Committee beg leave to observe 
that under the present law they are compelled to 
sell their surplus land within a limited period, and 
they suggest that at the very least, Parliament might 
very properly be asked to compel the Railway Com¬ 
panies in the first place to offer such land at a fair 
price to any Company that may be formed for the 
erection of Improved Dwellings. 

IV. As to the constitution of the Company;—the Com¬ 
mittee have to state that Draft Articles of Association 
have been prepared and submitted to them, which 
seem to provide for the efficient working of the 
company, and for an expansion of the Company's 
operations, so as to meet the growing wants of 
London, by the following methods :— 
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1st. The capital may be doubled during the first 

year by the directors, and increased afterwards by 
the Company in general meeting. 

2nd. The houses of the Company may be sold 
or mortgaged, and the proceeds re-invested in the 
erection of similar property. These operations to be 
conducted with the sanction of a board of trustees. 

It is recommended, as a further means of expand¬ 
ing the sphere of the Company, that for a few years 
all the profits above five per cent, shall be devoted to 
the erection of additional buildings as opportunity 
may occur, but this matter shall be left open to the 
decision of the shareholders from time to time. 

The Committee would earnestly deprecate any pro¬ 
posal to limit the profits of the Company or to let 
the tenements at less than the usual price of similar 
accommodation. Inasmuch as the tenements will be 

principally, if not exclusively, occupied by the Share¬ 

holders, they will, if charged usual rents, virtually 
obtain a reduction in the shape of a dividend on 
their investment. 

The letting at reduced rents, or limiting the divi¬ 
dend payable to Shareholders, has encouraged an 

expensive kind of construction, and by creating an 

impression that the buildings are not sufficiently 
remunerative, has kept capital out of the field, and 
thus retarded very seriously the Improvement of 

Dwelling in this Metropolis. The Committee think 
that too much praise can hardly be accorded to 
Mr. Alderman Wateelow for having given the first 

practical public example of success on purely com¬ 
mercial principles. 
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Very much of the success of a Company will, 
however, depend upon good management, and the 
Committee have pleasure in reporting that the objects 
of the Company have received the approval of a very 
influential meeting of gentlemen, convened by the 
Marquis Townshend, at which were present, the 
Marquis Townshbnd, Lord Ebury, the Right Hon. 
W. F. Cowper, Arthur Otwa>t, Esq., M.P., the 
Revs. J. B. Owen, M.A., Septimus Hansard, M.A., 
Harry Jones, M.A., Hodgson Pbatt, Esq. (late 
Chief Commissioner of Education, Bengal), Thomas 
Beggs, Esq., Alfred Pocock, Esq., and many other 
gentlemen of position and influence; and that several 
of these gentlemen have signified their willingness 
to act with a Committee for the definite formation of 
the Company, and as Trustees or Directors, if elected 
by a body of Shareholders. It is proposed that 
there be at first some vacancies left in the number 
of Trustees and Directors, which may be filled up 
during the first half-year, as the sphere of the Com¬ 
pany becomes extended to the whole metropolis. 

The Committee cannot close then1 labours Avithout 
expressing their thorough appreciation of the 
extended knowledge exhibited by Mr. Robinson, who 
has acted as their Secrctaiy, and the great care and 
attention he has bestowed upon the subject; Avithout 
which their enquiries could not have been conducted 
to so satisfactory an issue as it is iioav their pleasure 
to report. 

In conclusion, the Committee haATe only very 
heartily to recommend the proposed Company to the 
support and confidence of Working Men, and of all 
parties concerned. 

Southwark Working Men's Club, 
Feb. 8th, 1866, 
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(Signed) E. Dresser Rogers, Chairman. 

J. H. Applegate 
T. W. Burgess 
T. H. Davies 
J. T. Dexter 
Edmund Gibbs 
J. Glazier 
Charles Greenfield 
Robert Hartwell 
W. Campbell Martin 
J. P. Norris 
James Payne 
James Pye 
Wm. Robson 
Richard Shute 
H. Cyrus Symons 

Members 

of 

Committee. 

W. H. Robinson, Secretary. 
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APPENDIX. 

Estimate of Building, containing 2 shops, with 2 
rooms to each; eight suites of 3 rooms each, with 

separate conveniences; and an attic, for wash- 
houses and workshops complete :— 

Cost of building, without basement ,£1,400 0 0 

Rental per annum— 
Two shops, &c, at 15s. per week each, £18 16s.; 
8 dwellings at 6s. 9d., ,£14.1 6s.; making a 
gross rental of. ,£220 1 0 

Deductions— 
Ground rent, £20; rates, taxes,water, collection, 

repairs, insurance, &c, calculated at 50 per 
cent, on a rateable value estimated at 10 per 
cent, of the cost, (viz., JB140)=^70 90 0 0 

Net rental, 9 per cent 130 1 0 

Upon the above calculations, if the dwellings were let at 6s. 
per week, the buildings would realise a net rental of 8 
per cent., or 112 0 0 

Cost of same building, with basement, including warehouse 
and 2 rooms 1,700 0 o 

Rental, ,£230=8£ per cent. 

Estimate of Building, containing 4 shops, with 2 
rooms to each; 16 dwellings, of 3 rooms each, 
with separate conveniences; and an attic, for 
washhouses and workshops, complete :— 

Cost of buHding ,£2,680 0 0 

Rental per annum— 
Four shops, &c., at 15s. per week, .£157; 16 

dwellings at 6s. 9d. per week, .£282 12s., 
making a gross rental of .£439 12 0 

Deductions— 
Ground rent, .£32; rates, taxes, water, collection, 

repairs, insurance, &c, calculated at 50 per 
cent, on a rateable value estimated at 10 per 
cent, of that cost (viz., ,£268)=.£134 166 0 0 

Net rental, over 10 per cent 273 12 0 

Cost of same building, with warehouses and back rooms.... 3,000 0 0 
Net rental, .£287=9} per cent. 

DAvellings containing 2 rooms to a tenement may 
be estimated to produce an equal per centage. 

Samuel Sharp, Architect, 

58, Clarendon, Road, Nottincj Hill, W. 
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At a MEETING which was held to receive the 

foregoing Report, the spacious building of the 
Lambeth Baths, despite the extremely unau- 

spicious weather, was densely croAvded through¬ 
out the greater portion of its area by an 
audience consisting chiefly of Working Men. 

The chair was taken in the unavoidable absence of 
the Earl of Shaftesbury, (a letter from whom was read 
to the Meeting,) by the Marquis Toavnshend. 

The Report having been read by Mr. W. H. 

Robinson, Secretary to the Committee, 

1st. It Avas proposed by Capt. E. Dresser Rogers ; 
seconded by Mr. J. T. Dexter ; and unanimously— 

Resolved : " That the Report of the Committee ap¬ 
pointed at a Meeting held in this place on the 
28th November last, and which has been read to 
the Meeting, be received and adopted." 

The following addition to the foregoing Resolution 
was adopted at the same time, on the suggestion of 
Mr. G. M. Murphy:— 

"And that the best thanks of this Meeting be 

given to Tnos. Tavining, Esq., and to the Mem¬ 
bers of the Committee for their exertions in the 
cause." 

2nd. It was proposed by the Rev. J. B. Owen, 
M.A.; seconded by Mr. G. M. Murphy ; supported 
by the Rev. Wm. Allan, M. A.; and unanimously— 

Resolved : "That in order to meet the pressing need 
for house accommodation in London, it is, in the 

opinion of this Meeting, desirable that immediate 

steps be taken to form a Company under the 
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Limited Liability Acts, for the purpose of erect¬ 

ing Improved Dwelling Houses for the Working 
Classes; and this Meeting pledges itself to 

support such a Company. 
3rd. It Avas proposed by Mr. Alfred Ebsavorth, 

M.D.; seconded by Mr. G. M. Turpin; and unani¬ 

mously— 
Resolved : " That the Gentlemen named as follows 

be invited to form themselves into a Committee 
for the purpose of forming the Company, viz.:— 

The Marquis Toavnshend. 
Rev. J. B. Owen, M.A. 
Arthur Otway, Esq., M.P. 
Thomas Twining, Esq. 
Edavard Hall, Esq. 
W. J. Maxwell, Esq. 
Hodgson Pratt, Esq. 
Capt. E. D. Rogers. - 

Mr. J. T. Dexter. 
Mr. Charles Greenfield. 
Mr. J. P. Norris. 
Mr. J. Payne. 
Mr. W. J. Prangnell. 
Mr. W. H. Robinson, (Secretary); 

With power to add to their number." 

4th. It Avas proposed by Capt. E. D. Rogers; 
seconded by Mr. Alderman Finnis; and unani¬ 

mously— 
Resolved: " That the best thanks of this Meeting 

be given to the Most Noble the Marquis Toavns¬ 

hend, for his able conduct in the chair." 

(Signed) 

Metropolitan Club, 
20, Piccadilly, W. 

W. H. Robinson, 
(Secretary of tlie Meeting), 
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