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THE HOUSING OF THE PEOPLE. 

W'HY 

is there more difficulty about housing than 
about the bread supply, or the delivery of 
letters How is it that often there are lots of 

people who cannot get houses where they want them for 
love or money How is it that there are thousands who 
live in wretched, unhealthy houses 

WHO IS RESPONSIBLE? 

Let us see whose business it is to supply houses, that 
we may find out who is to blame. First there is the 

surveyor, whose business it is to lay out the ground; 
then there are the architect and builder, who see to the 
erection ; and lastly, the house-agent or landlord, who 
takes the rents. 

The mere mention of the fact that there is this division 
of labour seems to give us half the answer. The housing 
difficulty is with us, to a great extent, because our towns 
have been laid out without the guidance of surveyor or 

architect, and we will not say without the help of house- 

agents, for the house jobber and the house knacker are 
almost proverbs amongst us, but without the help of 

house-agents who understand their real business. 

THE SURVEYOR. 

In fact, the ordinary English town is bad because it is 
a thoroughly unscientific affair. First of all, from the 
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point of view of the surveyor. As likely as not the town 
is built upon a marsh, or in a hollow, and there is a 

difficulty with the drainage. The roads hardly ever go 
quite where we want them ; and in no town is sufficient 
open space left for the public. 

Where the difficulty becomes most acute, that is, in a 
place which is so low-lying that the neighbouring ground 
drains into it, and through which, owing to the way in 
which the neighbouring property is laid out, there are no 

thoroughfares, you get what is called a slum. In this 
slum very poor people have to live, because no one else 
will. Had there been from the earliest times a strict 
State surveyor, who would have forbidden building on 

unhealthy sites, and properly laid out the rest of the 

ground, no slums could have arisen as we now see them. 

THE BUILDER. 

The absence of the architect makes the matter even 
worse. In the slum the jerry builder has had his own 
way, and is having it still. Some sites are so bad that 
no architect could have made anything of them ; but he 
might so have economised the rest of his space that he 
could have done without them. The builders of our 
present towns tried to get the maximum of persons to 
the acre ; instead of that, they have, as a rule, only 
succeeded in getting the maximum of bricks and mortar. 
Bad arrangement has led to wasted space. 

But even worse than the laying out and the building 
has been the way in which the houses have been let. 

Perhaps to look after a number of houses well is even 
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harder than to build them well. But the landlord, who 

ought to be a skilled man just as the builder is supposed 
to be, as a rule knows next to nothing about his business. 

THE LANDLORD. 

Perhaps the builder himself was the first landlord. 

Having taken the ground on a ninety-nine years' lease, 
and put up a jerry-built row, warranted to last a quarter 
of that time, he lives in the best house himself, and lets 
the rest to the tenants who will promise the highest 
rent, generally a rent which they cannot possibly afford 
to pay and do not intend to. They therefore get into 

arrears, and the arrears hang like a millstone round their 
necks. The building goes from bad to worse, and the 
tenants dare not complain for fear of being evicted or else 
made to pay up their arrears. For the builder, having 
sunk his money in building the houses, thinks he has done 

enough, and lets all repairs severely alone. And the 

tenants, knowing that they may be turned out at any 
moment, do not care if they knock the house to pieces. 
Only a greenhorn will improve his landlord's property, 
for if he does his landlord will raise his rent. 

In time someone takes the houses off the builder's 

hands, tempted by the nominally high rental. But soon 
he finds that he cannot get his rents paid up, he has 
made a bad bargain of it, the houses have to be mort¬ 

gaged, and the rent collection is handed over to a firm 
of house-agents, who screw rather more rent out of the 
tenants than the previous owners could. "We should 

notice, that by this time the tenants' rents have to pay 
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for the house-agent's commission, the interest on the 

mortgage, as well as the profits of the owner, the builder, 
and the ground-rent. No wonder they are high 

So the result of everybody trying to screw money out 
of everybody else is simply the multiplication of middle¬ 
men, whom good tenants have to pay for, as well as for the 
loss on the arrears of the bad tenants. Could anything 
be more wasteful 

Such is the present-day town, badly laid out, badly 
built, and badly managed. Are you going to put up with 
this, or are you going to improve it? 

As people who are good business men, let us consult 
the experts. First, the Surveyor : What help can he 

give us 
THE SURVEYOR'S ADVICE. 

The surveyor says that, before he can advise us, he 
wants one big question settled : Are we going to build up 
n the air, or along the ground Are we going to live in flats 

or in cottages? Do we prefer the country or the town? 
No doubt, to most of us, it seems strange that the 

question should be asked. We live where we can ; we 
have no choice. 

Ah, yes but this is our old stupid system. The 

surveyor tells us we can take our choice. One is as easy 
as the other, if the public will make up its mind. A little 
while ago, people who were interested in the question 
took it for granted that the towns were going to get more 
and more crowded, that the country would soon be 
deserted; and, believing this, they argued that, if you 
must pack human beings like herrings in a barrel, the 
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only way to do it without overcrowding them was to 
make the barrel taller; and so they built a number of 

great model buildings up into the air, and housed the 
folk in flats. 

SUBURBAN COTTAGES. 

But for some reason or other these models have never 

really caught on with working men, and lately people 
have realised that it is on the whole cheaper and better, 
if you can get a good train or tram service, to build 

working men's houses in suburbs, where they can live in 
the natural way, and have a bit of garden, than to build 

up into the air in the centre of a large town. 
The municipalisation of the tramways has helped this 

movement along, for town councils generally provide on 
their tram lines a good supply of workmen's cars, and the 
London County Council is making special provisions for 
them on the lines it is just leasing out to the North 

Metropolitan Tramways Company.1 
Cheap workmen's trains (a penny for twelve miles), 

provided near London by the Great Eastern Eailway Com¬ 

pany, have done a great deal for Londoners, and just now 
there is a big agitation going on, in which several pro¬ 
minent trade union leaders have joined, to get the Cheap 
Trains Act of 1S83 amended, so as to give the Board of 
Trade greater powers of compelling railway companies to 
run trains for workmen up to eight o'clock in the morning, 
within a distance of twelve miles from London. If you 

xFor information as to municipal tramways see Fabian Municipal 
Programme No. 4.; price, Is. per 100. Published by Fabian 
Society, 276, Strand, W.C. 
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are interested in the improvement of the metropolis you 
should join the Cheap Trains Association, and help on 
the movement. 

And here our surveyor has something to say to us. He 
is of opinion that if this movement to the suburbs is going 
to mean real and not only temporary progress it must be 

very carefully watched. And especially he is in favour, 
wherever possible, of developing our suburbs by a train 
service rather than by trams; for he thinks that it is 
much better that people should be taken out to stations 
several miles apart than get out of a tram whenever they 
like along the route. 

Suppose this is London, FlG-1 

Glasgow, Manchester, or 

Birmingham, as the case 

may be:— 

Give it a good train service and it will grow in this 

way :— 
Fig. 2. 
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But suppose it has good trams, but bad, dear trains, 
and this is how it will grow :— 

Fig. 3. 

In the second figure all the people living in the suburbs 
can get country on every side; perhaps in time they will 
join up between the stations, but even then there will be 

country on three sides. But if the State were to own 
the railways, and develop carefully, it might never join up 
between the stations, but the circles might go on right 
into the heart of the country, with an express train to 

every one of them. This is not a fanciful picture, but 
what is happening to-day along the Thames valley, 
where the Great Western runs, only the company is 

catering for the rich people instead of the poor. But if 

you look at the third figure you will see that even the 

people living right on the edge, by the tram terminus, 
have little more than one side country, and that as the 
ine is extended they will have no country at all, but 

simply be living in a town, but at an inconvenient 
distance from the centre. 

Municipalisation of tramways is all to the good, cheap 
trams are all to the good, anything is to the good which 
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will do away with our present slums; but cheap trains 
are better, and in our surveyor's private opinion, though 
many will disagree with him, nationalisation of the rail¬ 

ways is best of all. But that is a long way off, and in 
the meantime it is important that you should wake up 
the Board of Trade to make the railway companies 
leading out of your town provide cheap trains. 

The Cheap Trains Act, 1883,: says that if the Board 
of Trade have reason to believe " that upon any 
railway carrying passengers proper and sufficient work¬ 
men's trains are not provided for workmen going to and 

returning from their work at such fares and at such 
times between six o'clock in the evening and eight o'clock 
in the morning as appear to the Board of Trade to be 

reasonable," they may make an inquiry, and either 
themselves or through the Eailway Commissioners order 
such trains to be provided. This is a very important 
power, and one that the members of the guild should stir 

up the Board of Trade to exercise. 
This is what the surveyor advises, and adds that if 

cheap trains can be obtained, and there is a choice of 

routes, there will sure to be plenty of healthy cheap land 
where cottages can be put up. But this is not his 

business, but the architect's. 

THE ARCHITECT'S ADVICE. 

The architect begins by telling us what we know 

already, namely, that there are lots of suburbs where 

cottages are going up fast, but where they are all jerry- 
1 S. 3 (1) (6) Cheap Trains Act, 1883. 
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built, back to back, and without proper drainage; and 
that there are other places which would be handy for 

working-class towns, but where cottages are not to be 
had for love or money. He goes on to say that both 
these things can easily be remedied if only we can get 
an energetic town or district council. 

PUBLIC HEALTH ACT, 1875. 

The town or district council, when remedying these 

matters, acts under two different sets of Acts of Parlia¬ 
ment. The remedy for future bad building is—except in 

London, which is under the London Building Act of 1894 
—under the various Public Health Acts, the chief of 
which is the Public Health Act, 1875, which enables 
town and district councils to make sewers,1 to compel 
owners to drain into them if within 100 feet of their 

houses, or else into a cesspool,2 which lays penalties on 

persons erecting houses without proper drainage or closet 

accommodation,3 which forbids cellar dwellings to be 
built in future, or existing cellars to be occupied as 

separate dwellings unless 7 ft. high, 3 ft. of which must 
be above the pavement.4 

Where the district is an urban district, the council 

may also make bye-laws3 with respect to the construction 
of new streets, the proper building of walls, roofs, and 
so on, sufficiency of air space about buildings (that is to 

say, it can and ought to forbid the building of back-to- 
back houses). It can also order proper ventilation arid 

drainage, and insist on seeing the plans of new houses. 
1 Public Health Act, 1875, s. 16. 2 Ibid, s. 23. Ibid, ss. 25 and 

35. * Ibid, ss. 71 and 72. Under s. 157, Public Health Act, 1875. 
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The Local Government Board has drawn up a copy of 
model bye-laws on this subject, and the council has to 

copy them pretty closely, so in urban districts, if the 

bye laws are properly carried out, really bad building 
ought to be impossible. 

The council ought to see that a proper number of 

inspectors and surveyors are appointed, and that they 
are paid a fair wage, that they may be under no tempta¬ 
tion to take bribes from builders. 

AMENDMENT ACT, 1890 (ADOPTIVE). 

Besides these urban districts, there are lots of places, 
where a great deal of building goes on, which are con¬ 
sidered as rural districts. These so-called rural districts 
do not for most of these purposes come under the Public 
Health Act of 1875. 

But there is an amending Act to this Act, which is 
what is called an Adoptive Act. It is the Public Health 
Acts Amendment Act, 1890, which extends the powers of 
urban district councils,x by enabling them to make bye- 
laws compelling water closets to be properly supplied with 
water, as to the height of rooms, structure of floors, and 
other matters ; and also gives rural district councils the 

power to make bye-laws on these matters, and on the 
foundations and character of buildings, and as to drainage 
and open space about houses. 

These are very full powers, so that if this Act is adopted 
and properly carried out, bad jerry building and back-to- 

1 Public Health Acts Amendment Act, 1890, section 23. 
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back building ought to be entirely stopped both in town 
and country. 

The great point, then, is in all districts, whether town 
or country, to get this Act adopted. How this is done 
we are told in the Act.1 " The adoption shall be by a 
resolution passed at a meeting of the local authority; and 
one calendar month at least before such meeting special 
notice of such meeting and of the intention to propose 
such a resolution shall be given to every member of the 

authority." The resolution has to be posted on all 
churches2 and be advertised in a local paper, and the 

adoption comes into force at least one month afterwards. 
It ought not to be difficult to get a council to adopt an 

Act which simply gives it greater powers. In nine cases 
out of ten a public meeting or two, or letters to the 

councillors, will do the trick ; and if any member of the 

guild wishes to remedy jerry building in her own district, 
she should find out if this Act has been adopted ; if so, 

urge its being properly carried out; if not, get it at once 

adopted. It is always easy to write a few letters or talk 
to the councillors, and if a councillor is always getting 
letters or being talked to about improvements, he will 

generally find it better to try to get the things done. 

HOUSING OF THE WORKING CLASSES ACT, 1830. 

We have already said that the town or district council 
acts under two different sets of Acts. New building is, 
as has been explained, regulated under these Public 

1 Public Health Acts Amendment Act, 1890, section 3 (3). 3 By section 3 (4). 
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Plealth Acts, but if there is a slum already in existence, 
which ought to be put right, you have no longer to look 
at the Public Health Acts, but at the Housing of the 

Working Classes Act, 1890.1 This applies to London and 
all urban districts, and to a certain extent to rural districts. 

•This Act, being made up of several other Acts, is very 
badly arranged, and wants amending, so as to make it 
more workable. It is divided into three main parts. 
Part 1 deals with large slums, and therefore naturally 
does not apply to country districts. Part 2 deals with 

single unhealthy cottages or houses, and with small 
slums. Part 3 has nothing to do with slums, but with 

building by the local authority. 
The bodies which carry out Part 1 are the town and 

district councils and the London County Council.2 They 
ought to clear out unhealthy slums of their own accord; 
but we know that, as a matter of fact, they are very lax 
in doing so. But the Act gives us power to wake them up 
to a sense of their duties. If any twelve ratepayers send 
in a formal complaint to the medical officer of health, he 
is bound to bring his council to consider the matter. 

It is very easy to get signatures to any petition. 
People like putting down their names, even if they know 
nothing about the subject, and, considering that any 
twelve ratepayers can get the largest slum attended to, 
it is strange that energetic people have not more often 
taken this small amount of trouble. 

1 For a useful summary of this Act see " Houses for the 
People," Fabian Tract, No.~76. Price Id. 

2 See Schedule 1, Housing of Working Classes Act, 1890. 
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In getting up the complaint it is as well to follow as 

closely as possible the words of the Act.1 But if you 
have not a copy of the Act by you, you can use pretty 
much your own words. Head the paper " Housing of 
the Working Classes Act, 1890. Part 1," and then 

point out that in such and such an area the houses are 
so badly arranged or in such a bad condition that they 
are unhealthy, and that this cannot be remedied except 
by pulling down and rebuilding the whole or part of the 
area. 

Then sign the twelve names, and put after them, 
" Eatepayers of the district." 

This, surely, is not a difficult matter, but if you are 

dealing with only a few houses it is even easier. Put 
"Part 2 " at the top of the complaint, and then say 
that a certain house or houses is in such an unhealthy 
condition as to be unfit for human habitation, and then 

get four householders to sign, send it to the medical 
officer of health, and again he must report it to the local 

authority.3 But suppose the local authority, that is to 

say the town council, rural or urban district council, or, 
in London, the vestry or district board, will not do any¬ 
thing, what then 

Give it three months grace, after sending in the com¬ 

plaint, and then petition the Local Government Board 
for an inquiry, getting it signed by the same four house¬ 
holders. 

Now that you know how to put the law in force, every 

1 In s. 4, Housing of Working Classes Act, 1890. 
- Vide sections 31, 38, and 39. 
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one of you ought to do it. If you do not, you are neglect¬ 
ing a great public duty, and will be responsible for the 
lives of those who are left suffering from unhealthy 
•conditions. 

Unfortunately, numbers of people do not know about 
these powers, and some of those who do are held back 
from making improvements because they cannot see 
where people living in the slums will get as cheap 
house-room elsewhere if the old bad houses are pulled 
down. 

We will consider the general question when we discuss 
the house agent, but in the meantime it is worth remem¬ 

bering that if slums are pulled down under Part 1 of 
the Housing Act, a large part of the inhabitants have 
to be housed close by, unless the local authority can show 
that they can be equally well housed elsewhere. It is a 
mistake to insist on too many persons being re-housed 
on the exact spot, for we should remember that the 
reason it became a slum to begin with was probably 
because it was unhealthy, and, as the town has grown 
bigger, most likely the spot is still more unhealthy. It 
is far better, wherever possible, to re-house elsewhere' 
and to get cheap trains or trams to bring people to their 
work.1 Eemember, too, that by putting up a new build¬ 

ing, you are probably keeping people on the unhealthy 
spot at least fifty years longer than if the old building had 
been allowed to perish of its own rottenness. 

xAs will be done by the Leeds Corporation on their Ivy House 
estate, when they demolish the York-street insanitary area. 
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THE LANDLORD. 
And now let us call in the house-agent or landlord, 

the most difficult man to deal with, and the man in the 
most difficult position, because in closest touch with his 
tenants. 

Perhaps he will not come before us alone, but at least 
one of his tenants will come with him, ready to swear 
that " Mr. Smith has been such a good landlord to me." 
We answer, " Delighted to hear it, Mr. Smith, but what 
does your tenant mean when he calls you a good land¬ 
lord " Mr. Smith will probably murmur in answer that 
he has been very good to his tenants about their rents. 
But is this being a good landlord? People call their 
landlords good landlords generally for one or other of 
the following reasons :— 

Either because they are favourites of the landlord and 

get their houses cheaper than his other tenants, or get 
more repairs done by him than their neighbours can get 
done. 

Or else, perhaps because the landlord has a lot of 
ramshackle property, which he lets off cheap to poor 
widows, casual labourers, and others, rather than pull it 
down. 

Or perhaps he lets his tenants get into arrears, and 
does not press them for payment. 

Or it may be, as is often the case in country districts, 
lie has thoroughly bad houses, not worth the rent he is 

getting for them, but he is such a kind-hearted man, that 
when his tenants are ill with typhoid caught from his 
bad drains, or rheumatism from the dampness of the 
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houses, he sends them down beef-tea and jellies, and 
comes and inquires after their healths.1 

Yet none of these landlords are in reality good land¬ 
lords. One wonders what language people would use to 
a baker who first poisoned his bread, and then, when 

people were ill from eating it, came to inquire how they 
were getting on. That baker would be shown the way 
out in less than no time. Why not the landlord the 
same What is wanted of a baker is that he should sell 
good bread at reasonable prices ; what is wanted of a 
landlord is that he should let out good houses at reason¬ 
able prices, and not give a mixture of bad drains and 
charity. 

If people would only realise this they would probably 
come to the conclusion that our whole present system of 
house letting is the worst possible. By multiplying 
middlemen it adds unnecessarily to the cost of houses, 
and by tolerating ignorance and neglect by the landlords 
it makes a bad class of houses. Yet this is the case 
almost everywhere in the working class parts of our 
towns. On the other hand, the great country landlord 
is not much better. He has himself little idea of how 

poor people live, or of the value of things, and he mixes 

up with his business as landlord all sorts of other matters, 
such as the regulation of his tenants' lives, their religious 
opinions, and how they vote—things the landlord ought 
to have no more to do with than the baker has. 

1On the disgraceful condition of country cottages, see "The 
Cottage Question," price Id., published by the Land Law Reform 
Association, 10, Cockspur-street, Pall Mall, S.W. 
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Much better .than either of these sorts of landlords is 
a big building company, such as the Artisans' and 
Labourers' Dwellings Company. 

THE BEST LANDLORD. 

But better than all is the State or local authority. For 
if a town or district council owns cottages, it has to look 
at the business from the point of view of the whole com¬ 

munity, which includes the tenants. If drains are bad 
and typhoid is the result, that means expense to the 

ratepayers. If houses are so damp that the tenants are 

crippled with rheumatism and get old before their time, 
they have to go into the workhouse, and that means 

expense to the ratepayers. So it pays the town council 
to look well after their cottages. Besides, if the houses 
are not attended to, the tenants have votes, and can turn 
out the councillors. 

In none of these ways can a private landlord be 
influenced. Surely, then, the local authority is the 
better landlord. 

Part 3 of the Housing of the Working Classes Act 
enables town councils, urban district councils, the 
London County Council, and rural district councils, if 
these last can get the consent of the county council, to 
build cottages for the working classes and to manage 
them. This part of the Act has already been carried out 
in London and in most of our large towns to a certain 

extent, but not sufficiently. The more cottages owned 

by the local authority the better, so agitate to get it 
carried out in your own district, whether you live in 
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town or country. In the country hitherto the vexatious 
restrictions connected with obtaining the county council's 

permission have prevented it being carried out, except in 
one or two cases. But if the rural district council is in 
earnest the difficulties can be got over. Agitate, petition, 
bombard the councillors with postcards—compel them to 
act. In Ireland, under a somewhat similar Act, more 
than ten thousand really good cottages have been built 

by the guardians.1 Why should not the same be done 
in England In any place where cottages or other 

working-class dwellings are wanted, make your councillors 

promise that they will carry out this part of the Act 
when they next come before you and ask you to elect 
them. 

"BLACKLEG" HOUSES. 

In conclusion, a word as to cheap cottages. Don't let 

insanitary cottages stay up just because they are let at 
low rents. Cheap bad houses are blackleg houses. A 
man who puts up with an insanitary house just because 
it is cheap is a blackleg, just as much as one who accepts 
a blackleg's wage. He is lowering the standard Of 
comfort, and at the same time lowering the standard of 

wages. In the country this can be seen most plainly. 
Any farmer will tell you that when he is fixing his 
labourer's wages he takes into consideration the rent 

they have to pay. Or in other words, if he can get them 

cheap cottages he will pay them low wages. This is a 
form of " truck," and ought to be stopped. 

In these country districts it leads to a particularly bad 
result. Owing to this plan it is impossible to build new 

1 Vide Labourers' Acts (Ireland), 1883 and 1885. 



7/ 
f 

21 

houses to pay, so very few new cottages are built. Con¬ 

sequently, if a farmer owns his labourer's cottage, as he 
often does, he has his labourer at his mercy, for the 
labourer does not dare quarrel with him for fear of 

having nowhere to go if he is evicted. 
What is wanted in the country districts is a rise of 

rent and wages together. If the sanitary laws are 
enforced you will get both. 

In towns rents are generally too high, but sometimes 
for some wretchedly dilapidated building a low figure is 

charged. But never mind its cheapness, get rid of it. 

By doing so you will be taking the rising generation out 
of unhealthy surroundings, you will be removing a danger 
to the community, and in the end you will raise wages 
all round, and so enable people to afford better houses. 

And, now that we have looked at the housing question 
from the points of view of surveyor, architect, and land¬ 
lord, I think we shall agree that there is a good deal to 
be done with regard to housing, and that if we make 

up our minds to do it we can ourselves get a good deal 
done in our own districts. At least let us all do our best 
to help! 
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The following pamphlets on Public Health can be 
obtained from the General Secretary, Miss Llewelyn 
Davies, Kirkby Lonsdale, price Id. each :— 

The Health of the Community : How to Promote 
it. By Miss Alice Eavenhill. 

The Law Eelating to Nuisances. By Miss Bompas. 

The Prevention of Smoke. By Miss Harris. 

Infectious Diseases. By Miss M'Millan. 

Factories and Workshops. By Mrs. Vaughan Nash. 

Drains and Dustbins. By Miss M'Millan 

Printed by the Co-operative Newspaper Society Limited, Manchester. 
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